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To determine the attached planning applications




REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 01ST DECEMBER 2025
Application Ref:      25/0307/FUL
Proposal:
Technical Details Consent: Erection of 1 no. dwelling of Permission in Principle 23/0115/PIP.

At
Area of Land to The East of 7 Edge End Lane, Nelson

On behalf of:
Mr Jonny Murray

Date Registered:
09.05.2025

Expiry Date:
04.07.2025

Case Officer:
Athira Pushpagaran

This application is being sent to the committee as it has received 3+ objections contrary to officer reccomendation.
Site Description and Proposal

The application site is an area of land measuring 0.05 hectares. It is located within the Edge End Conservation Area and within the defined settlement boundary. The site is surrounded by trees subject to a TPO. At the time of the site visit, there was a garage, and two caravans on site along with a number of makeshift structures and wooden pallets stored on the land.

This an application for Technical Details Consent following the approval of Permission in Principle on the site for up to 2 no. dwellings.

Relevant Planning History

23/0115/PIP Permission in Principle: Residential development for up to 2 no. dwellings. Approved. 2023

Consultee Response

Highways  

No objection subject to suggested conditions added to any approval.

Environment Officer Trees/Landscape

The proposed development will involve the removal of 3 mature trees subject to Tree Preservation Order (TPO) No.4 1976, and while this is an old order, the trees generally still provide a certain level of amenity value and make up part of the character of the area. 

Having said that, the 3 trees that are shown for removal in the central portion of the site where the proposed property is to be built, are not in great condition. Although the fully detailed report classifies the trees to be removed T3 & T6 as B Category (in accordance with BS 5837), they are most definitely a C Category as the crown of T3 is very sparse and the canker and crown of T6 is of a concern for future health. In summary, I have no real concerns with the loss of the 3 larger TPO trees on this site, however, if you are minded approve the application, I would advise that you set a condition for a suitable mitigating landscaping scheme.

PBC Environmental health

No objection. Requests a condition for a construction method statement and an informative on contaminated land to be added to any approval

Parish/Town Council 

No response

United Utilities

Following our review of the submitted drainage documents; Drainage Strategy Ref: 151243/30,Rev P1, Dated Jn 25, (DELETE AS APPROPRIATE) the drainage proposals are not acceptable to United Utilities. This is because the submitted drainage plan is expected to clearly show the location of existing sewers, along with their associated easements and dimensions. Should planning permission be granted we request the following condition is attached to any subsequent Decision Notice:

Prior to the commencement of development, details of a sustainable surface water drainage scheme and a foul water drainage scheme shall be submitted to and approved in writing by the Local Planning Authority. The drainage schemes must include: (i) An investigation of the hierarchy of drainage options in the National Standards for Sustainable Drainage Systems (or any subsequent amendment thereof). This investigation shall include evidence of an assessment of ground conditions and the potential for infiltration of surface water; (ii) A restricted rate of discharge of surface water agreed with the local planning authority (if it is agreed that infiltration is discounted by the investigations); (iii) Levels of the proposed drainage systems including proposed ground and finished floor levels in AOD; (iv) Incorporate mitigation measures to manage the risk of sewer surcharge where applicable; and (v) Foul and surface water shall drain on separate systems. The approved schemes shall be in accordance with the National Standards for Sustainable Drainage Systems (2025) or any subsequent replacement national standards. Prior to occupation of the proposed development, the drainage schemes shall be completed in accordance with the approved details and retained thereafter for the lifetime of the development. Reason: To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution.

PBC Engineering

No response

Public Response 

The nearest neighbours have been notified by letter, a site & press notice have been displayed, with 6 objections received as summarised below:

· Would destroy the TPO trees and wildlife in the area

· Access road not wide enough to accommodate additional vehicles and would pose danger to pedestrians.

· Would exacerbate the existing traffic issues during school times and the over speeding on this lane.

· The western site boundaries appear to be wrong

· The lane is too narrow to accommodate large building vehicles, making access highly impractical and potentially dangerous

· Proposed development is inappropriate for a conservation area

· Design not in keeping with the area

· Could set a precedent for future constructions, gradually eroding the unique charm and community spirit that define Edge End Lane

· Large construction vehicles would damage the other trees along the Lane

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 ENV4 (Promoting Sustainable Travel) requires new development to have regard to potential impacts that may be caused on the highway network, particularly in terms of safety. Where residual cumulative impacts cannot be mitigated, permission should be refused. Proposals should follow the settlement hierarchy approach in Policy SDP2 and minimise the need to travel by ensuring that they are developed in appropriate locations close to existing or proposed services.

Policy LIV5 (Designing Better Places to Live) requires that layout and types of development reflect the site and the surroundings, to meet borough-wide requirements for housing stock.

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. 

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.

The Conservation Area Design and Development Guidance SPD sets out that new development should use good quality and predominantly natural building materials, be well detailed, and respect local architectural detailing and styles. It provides specific guidance on development relating to agricultural building and their sensitive adaptation to other uses.

Officer Comments

The proposed development is situated within the settlement boundary of Nelson. The principle of the development has been established by the previously approved 23/0115/PIP. There are no underlying policies which would prevent the development in principle. The principal material considerations for the application are as follows:
Design and Heritage

The proposed dwelling is a two storeyed pitched roof dwelling with regular coursed weathered natural facing stone walls with natural stone quoins, with natural slate tiles on the roof with natural stone corbels. It would have metal framed windows and doors in olive grey, and dark grey composite entrance and garage door, all with stone surrounds and cils. The boundaries would have drystone walls to match existing to the front and timber post & rail fence to sides & rear and a close boarded fence to part of the party boundary for privacy as discussed in the section below. The drive would be surfaced in sandstone setts with stone edgings and patio in sandstone flags. 

The proposed dwelling would be comparable to the cottages next to it in its scale and proportions. The proposed design and materials would be sympathetic to the character of the neighbourhood and the conservation area it is located in. A material schedule has been submitted for all external materials with their exact texture and finishes, and this is acceptable.

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, the Adopted Pendle Design principles SPD and the Conservation Area Design and Development Guidance SPD. The development would have a neutral impact on the significance of the Conservation Area and thus would not require an assessment as per paragraph 215 of the NPPF.
Residential Amenity

The proposed new dwelling would be to the east of No. 7 Edge End Lane. Edge End Lane has a pitched roof garage between its eastern side elevation and the application site. No .7 has two ground floor windows to habitable room and a first-floor landing window on its east side elevation.

The proposed dwelling would have its main door and a garage window to its side facing No.7. The western side elevation of the proposed dwelling has its garage adjoining no. 7’s garage. The side windows of No.7 are circa 16m from the front door of the proposed building, facing them. The proposal would have a 1.8m high close boarded timber fence along this section of the party boundary which would prevent any overlooking to windows of No.7. 

The only first floor window of the proposed dwelling facing no.7 is one serving an ensuite bathroom, which would be obscure glazed. Subject to a condition to ensure this, there would be no unacceptable privacy impact to the neighbours.  

SPD guidance also states that a minimum separation of 12m should be maintained between a principal window to a habitable room in one property and a two-storey blank wall of a neighbouring property. The proposal would introduce a two-storey blank wall facing the ground floor windows of No.7. The lounge window would be circa 16m from the proposed dwelling while the dining room window would be circa 11m from it, since the western side elevation of the proposed dwelling is set back further from the boundary in the front. The part of the new dwelling closest to no.7 is to the rear where it is partly blocked by the existing garage of No.7. Considering the separation distance, the existing garage of no.7 set on higher ground between the application site and no.7, the small portion of the two storey blank wall that would be facing No.7 and the existing mature tree close to the boundary one of which is proposed to be removed, there would on balance be no greater unacceptable overbearing impact on the occupants of No.7 due to the proposed development than that is already existing.

Overall, the proposed development would not result in any unacceptable overbearing impacts or unacceptable loss of light or privacy to any adjacent 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: Core Strategy and the Adopted Pendle Design principles SPD.

Environmental Health has raised concerns about nuisance during construction phase and requested a condition for a construction method statement which will be added to any approval.

Highways  

Edge End Lane is unclassified and subject to a 20mph speed limit for the first 95m from Walverden Road in a north westerly direction. The remining section which continues in a north westerly direction to the development site is not maintained at public expense. Traffic volumes are low, and speeds are anticipated to be below 30mph. Public Footpath ref FP13-06-220 (Nelson) passes along the lane in front of the site. The site access width is proposed at 3.4m wide with a channel drain across the opening and surfaced with block paviours for its full length of 10m. The parking and cycle storage provision is acceptable.

LCC Highways raises no objections subject to conditions added for a construction method statement and for the retention of the parking provision. These can be added to any approval.

The proposed development would not result in any unacceptable highway impact and would be in accordance with policy 31 of the replacement plan.

Trees and Ecology

The proposed development involves the removal of 3 mature trees subject to a TPO. The Arboricultural Impact assessment, Tree protection Plan, and tree planting scheme submitted with the application has been assessed by the council’s Environment officer and found acceptable. A condition is recommended to provide for a detailed mitigating landscape scheme, which will be added to any approval. A landscaping scheme was submitted which is currently being reviewed by the Environment Officer. If acceptable condition will be reworded to ensure compliance with it. This will be provided in an update to the committee prior to the meeting.

The application site currently has two outbuildings, neutral grassland with ruderal vegetation, artificial unvegetated surfaces, scattered trees and built linear features such as a drystone wall and a fence. The proposal involves the demolition of the outbuildings and removal of three trees. A Bat Aerial Tree Assessment and P/A Surveys Report has been submitted as part of the application. This identifies that no roosting bats nor any evidence of roosting bats were recorded and notes that tree T7 which is proposed to be removed has moderate bat roosting potential. The report recommends compensation in the form of bat boxes the details of this has been submitted. A condition can be added to ensure their provision.

Drainage

A Surface Water Management Report has been submitted with the application. This report demonstrate adherence to the drainage hierarchy. United Utilities have assessed this report as unacceptable as it is missing the locations of existing sewers, along with their associated easements and dimensions. They have recommended a condition to submit an acceptable drainage plan to be added to any approval. The applicant has informed that they do not agree to this recommended pre-commencement condition and are preparing an amended drainage scheme. The recommended condition will be included to any approval at this stage but can be removed if an amended drainage scheme is submitted and assessed as acceptable before the committee date. An update will be sent to the committee regarding this.

Biodiversity Net Gain

The proposal is accompanied by a biodiversity main metric. This indicates that the proposed development would result in a biodiversity net gain of -61.75% (net loss). The applicant aims to provide the10% statutory uplift through purchase of units. This would need to be submitted as part of discharging the BNG condition, along with evidence of purchase of units from registered providers and their allocation to the development. 

The applicant would have to enter into a s106 agreement in order to take care of the 30-year management and maintenance arrangements required for the proposed intervention, in accordance with a Habitat Management and Monitoring Plan. However, since the proposed uplift is proposed to be achieved through the purchase of units the applicant has informed that they do not agree to the pre-commencement condition for the s106 agreement. However, the BNG information including the metric and the Gain Plan to provide the 10% uplift will only be approved at the condition discharge stage and therefore circumstances could change at that stage on how the uplift is provided. If at that stage the final BNG provision includes either on-site or off-site gains which necessitates monitoring by the LPA a section 106 agreement for monitoring purposes will need to be signed at that stage. A written confirmation is awaited at this point from the applicant subject to which the condition can be removed.

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 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: 

· 1495/P-002 Hard & Soft landscaping Details

· 1495/P-001 Rev F Proposed Site Layout Plan

· 1495/P-EMS External Materials Statement 

· 1495-P-101 (REV B) Proposed Ground Floor Plan

· 1495-P-102 (REV B) Proposed First Floor Plan

· 1495-P-103 (REV B) Proposed Roof Plan

· 1495-P-201 (REV B) Proposed Elevations

· 1495-P-202 (REV D) Proposed Streetscene  

· 11893-PLP (REV 1) Proposed Tree Planting Plan  

· 11893-TPP (REV 1) Tree Protection Plan  

· Location Plan  

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 approved ‘External Materials Statement’ dated 7th November 2025 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. No development shall take place, including any works of demolition, until a construction method statement has been submitted to and approved in writing by the Local Planning Authority. The approved statement shall be adhered to throughout the construction period. It shall provide for: 

i) The parking of vehicles of site operatives and visitors 

ii) The loading and unloading of plant and materials 

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

iv) The erection and maintenance of security hoarding 

v) Wheel washing facilities 

vi) Measures to control the emission of dust and dirt during construction and burning on-site

vii) A scheme for recycling/disposing of waste resulting from demolition and construction works 

viii) Details of hours of operation and hours of deliveries

ix) Routing of delivery vehicles to/from site 

x) Measures to control noise and vibration during construction

Reason: To mitigate the impact of the construction traffic on the highway network and protect the amenities of occupiers of adjoining and nearby properties 

5. All windows shall be set back from the external face of the walls by a minimum of 70mm.

Reason: To ensure a satisfactory appearance to the development in the interest of visual amenity.

6. The development hereby permitted shall not be commenced until a detailed landscaping scheme has been submitted to and approved in writing by the Local Planning Authority. The scheme shall be submitted at a scale of 1:200 and shall include the following: 

a. the exact location and species of all existing trees and other planting to be retained; 

b. all proposals for new planting and turfing indicating the location, arrangement, species, sizes, specifications, numbers and planting densities; 

c. an outline specification for ground preparation; 

d. all proposed boundary treatments with supporting elevations and construction details; 

e. all proposed hard landscape elements and pavings, including layout, materials and colours; 

f. the proposed arrangements and specifications for initial establishment maintenance and long-term maintenance of all planted and/or turfed areas. 

The approved scheme shall be implemented in its entirety approved form within the first planting season following the substantial completion of the development. Any tree or other planting that is lost, felled, removed, uprooted, dead, dying or diseased, or is substantially damaged within a period of five years thereafter shall be replaced with a specimen of similar species and size, during the first available planting season following the date of loss or damage. 

Reason: To ensure that the development is adequately landscaped so as to integrate with its surroundings.

7. Prior to the occupation of the development hereby permitted the 1.8m close boarded fence to the western boundary shall be provided in accordance with the approved plan titled ‘Hard &soft Landscaping Details -1495/P-002’ and maintained thereafter unless otherwise approved in writing by the Local Planning Authority.

Reason: To safeguard residential amenity

8. The development hereby approved shall be carried out in strict accordance with the BAT AERIAL TREE ASSESSMENT AND PRESENCE / ABSENCE SURVEYS prepared by United Environmental Services Ltd and the Mitigation and compensation measures detailed in it, and there shall be no variation without the prior written approval of the Local Planning Authority. 

Reason: To ensure protection of the habitat of bats and birds.

9. Prior to the occupation of the development hereby permitted the bat and bird boxes shall be provided in accordance with the approved plan titled ‘Hard &soft Landscaping Details -1495/P-002’ and maintained thereafter unless otherwise approved in writing by the Local Planning Authority.

Reason: To ensure protection of the habitat of bats and birds.

10. Prior to first occupation the garage and driveway hereby approved shall be provided and kept available for the parking of vehicles ancillary to the enjoyment of the household and shall not be used for any use that would preclude the ability of their use for the parking of private motor vehicles, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and re-enacting that order. 

Reason: To ensure that adequate parking provision is retained on site.

11. Prior to the commencement of development, details of a sustainable surface water drainage scheme and a foul water drainage scheme shall be submitted to and approved in writing by the Local Planning Authority. The drainage schemes must include: 

(i) An investigation of the hierarchy of drainage options in the National Standards for Sustainable Drainage Systems (or any subsequent amendment thereof). This investigation shall include evidence of an assessment of ground conditions and the potential for infiltration of surface water; 

(ii) A restricted rate of discharge of surface water agreed with the local planning authority (if it is agreed that infiltration is discounted by the investigations); 

(iii) Levels of the proposed drainage systems including proposed ground and finished floor levels in AOD; 

(iv) Incorporate mitigation measures to manage the risk of sewer surcharge where applicable; and 

(v) Foul and surface water shall drain on separate systems. 

The approved schemes shall be in accordance with the National Standards for Sustainable Drainage Systems (2025) or any subsequent replacement national standards. Prior to occupation of the proposed development, the drainage schemes shall be completed in accordance with the approved details and retained thereafter for the lifetime of the development. 

Reason: To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution.

12. The development hereby approved shall be carried out in strict accordance with the Tree Protection Plan titled numbered CCL 11893 /TPP Rev 1 and the recommendations of the BS 5837 Arboricultural Report Impact Assessment & Tree Planting Scheme prepared by Crown tree consultancy, and there shall be no variation without the prior written approval of the Local Planning Authority. The protective fencing shall thereafter be maintained during the period of construction. 

Reason: To prevent trees from being damaged during building works.

13. The window in first floor of the northern side elevation of the development hereby permitted shall at all times be fitted with obscure glazing to at least level 4 or above unless otherwise agreed in writing by the Local Planning Authority. Any replacement glazing shall be of an equal degree or above. The window shall be hung in such a way as to prevent the effect of the obscure glazing being negated by way of opening. 

Reason: To protect the privacy of the occupants of the adjoining dwelling.

14. The soft landscaping proposed within the visibility splay, as indicated on approved drawing 1495/P-002, shall be maintained at a height not exceeding 600mm above ground level at all times.

Reason: In the interests of highway safety

15. No part of the development commences unless and until a Planning Obligation pursuant to section 106 of the Town & Country Planning Act, 1990 (or any subsequent provision equivalent to that section) has been made with the Local Planning Authority. The said obligation shall provide for monitoring of Biodiversity Net Gain over a 30-year period. 

Reason: To ensure that the proposed development makes provision to enhance biodiversity on the site and that this can be monitored for a period no less than 30 years following completion of the development.

BIODIVERSITY NET GAIN CONDITION 

1. The development may not be begun unless— 

(i) a biodiversity gain plan has been submitted to the planning authority and 

(ii) the planning authority has approved the plan 

Phase plan 

(b) the first and each subsequent phase of development may not be begun unless— 

(i) a biodiversity gain plan for that phase has been submitted to the planning authority and 

(ii) the planning authority has approved that plan.

Reason: In order to fulfil the obligations for Biodiversity Net Gain, in accordance with the Environment Act 2021, Schedule 14

Informatives

No machinery shall be operated nor any potentially noisy processes carried out at the site outside the hours of 08:00 and 17:30 on weekdays and 09:00 and 13:30 on Saturdays and there shall be no machinery operated or potentially noisy processes carried out at all on Sundays, Bank or Public Holidays.

No deliveries shall be taken at or dispatched from the site outside the hours of 08:00 and 17:30 on weekdays and 09:00 and 13:30 on Saturdays and there shall be no deliveries taken or dispatched from the site at all on Sundays, Bank or Public Holidays.

The contractor shall have regard to the relevant parts of BS 5228 1997 “Noise and Vibration Control on Construction and Open Sites” during the planning and implementation of site activities and operations. 2. The local planning authority expects that the best practical means available in accordance with British Standard Codes of practise 5228:1997 Parts 1 to 4 shall be employed at all times to minimise the emission of noise from the site. 3. Reference should be made to the Council’s ‘Code of Practice for Construction and Demolition Sites’.

The details of dust control measures for Haul Roads, the use of suitable wheel cleaning facilities and proposals for the sheeting of vehicles carrying dusty materials shall be included by the applicant. Reference should be made to the Council’s ‘Code of Practice for Construction and Demolition Sites’.

The Borough of Pendle Council has announced a climate emergency, therefore to help improve air quality there should be no burning of any materials on site. Pendle Borough Council receives many complaints about smoke from bonfires, which are inappropriate in any area of the borough. The practice of burning wastes on site is an old-fashioned practice, which normally constitutes an offence under the Duty of Care provisions of the Environmental Protection Act 1990. The applicant is cautioned against permitting any bonfire to take place during demolition, site clearance or construction. For further information contact Environmental Health at Pendle Borough Council by telephoning (01282) 661199.

If during any stage of the development any miscellaneous substances, made ground or potentially contaminated ground that has not been previously identified and planned for in a report is uncovered, work in the area must stop immediately and the Environmental Health Department at the Borough of Pendle should be made aware. No work should continue until a contingency plan has been developed, and agreed with the local planning authority.

Application Ref:      25/0307/FUL
Proposal:
Technical Details Consent: Erection of 1 no. dwelling of Permission in Principle 23/0115/PIP.

At
Area of Land to The East of 7 Edge End Lane, Nelson

On behalf of:
Mr Jonny Murray

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 1st December 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. 

The application was deferred from the last Committee to allow for amended plans to be received. They have been requested but not received. 
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 Chaudhr

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 01ST DECEMBER 2025
Application Ref:      25/0548/HHO
Proposal:
Full: Replacement of retaining wall and levelling of garden
At:
247 Halifax Road, Nelson

On behalf of:
Mr Ikram Ul-Haq

Date Registered:
26/09/2025

Expiry Date:
21/11/2025

Case Officer:
Craig Barnes

The application is to be determined by committee due to the number of public objections received.

Site Description and Proposal

The proposal is situated within the rear garden of 247 Halifax Road, Nelson, a detached dwelling, within the settlement boundary of Nelson. Scholefield and Coldweather Conservation Area, featuring a cluster of five Grade II Listed Buildings, is located to the north of the site, further down the hill and set within the open countryside. A public right of way runs close to the boundary of the site within the field to the north. A single mature tree is found on the boundary of the garden. The application is partially retrospective with construction works having already commenced. 

The proposal is for the erection of a replacement retaining wall structure and levelling of the garden. The replacement wall is significantly larger in scale than its predecessor with a height of 3m and is proposed to extend across much of the width back garden, set back around 3m from the rear elevation of the existing dwelling. A staircase will enable access to the garden from the house and patio area. Submitted plans confirm that the concrete retaining wall is to be clad with wavey edged natural cedar placed horizontally. A glass balustrade tops the retaining wall to ensure the safety of the occupiers of the site. The retaining wall facilitates a large part of the remainder of the garden to be flattened.   

Relevant Planning History

None relevant

Consultee Response

Local Highway Authority

Having reviewed the documents submitted, Lancashire County Council acting as the local highway authority does not raise an objection regarding the proposed development.

Tree Officer

A difficult case this one as the tree is within a Conservation Area and the residential garden isn’t. I was called out as concerns were that the tree was being damaged due to concrete post fencing being erected on the site. At the time of the site visit, no root damage was noticed and the area around the trees’ root protection area was only lightly affected by the fencing going in, which I presumed was permitted development?

A discussion about the levelling of the site was had with the owner and we agreed that the root protection area should be taped off and not moved. This was then put in place. 

In any normal situation, a planning application would need to be submitted with an Arboricultural Impact Assessment that accurately calculates the root protection area, then suitable fencing put in place prior to any works being carried out on site.

Now that most of the works have been carried out, I am satisfied that no further tree related details are required. Only after the completion of the works should the taped off area be removed.

Growth Lancashire

The application site is located on the NE side of Halifax Road, which sits above Schofield Lane to the north containing a cluster of five listed buildings. The Coldweather Conservation Area is located to the immediate north and borders the application site’s rear garden boundary.

I have reviewed the application documents and considered these against S72(1) and 66(1) of the Planning (Listed Building and Conservation Areas) Act 1990, the national policy guidance contained in Chapter 16 of the NPPF and the Local Plan policies ENV1, ENV2 and DM18 of the Local Plan (Fourth Edition) which is under examination. 

I consider that proposed development of a replacement retaining wall will cause no discernible level of harm or loss to significance to the heritage assets identified above. Whilst the application site occupies a raised position above the conservation area and listed buildings, it is already experienced as part of a 20th Century suburb row of later houses and the addition of a modern wall, in this context, will not be viewed as an alien feature. Views will in any event be limited by the rising topography and intervening planting.

As such the proposal complies with the objectives contained in Chapter 16 of the NPPF and the Local Plan(s) and I raise no objections from a heritage perspective. 

Public Response

Ten objections have been received to the application. The objections highlight the following matters:

· The scale, materials and design of the retaining wall is incongruous with the surrounding built environment, which is defined by traditional stonework, modest boundary treatments, and heritage landscaping.

· It is visually dominant and intrusive, harming the built character of the area. Closely situated to a public right of way.

· Overlooking into private gardens of properties on Scholefield Lane resulting in a severe loss of privacy.

· No evidence of adequate root protection of mature tree located on the boundary which contributes significantly to the character and biodiversity of the conservation area.

· The application is made retrospectively with construction works having commenced which undermines public confidence in the planning process.

· Inaccurate information of visibility of development on application form.

· Structural impacts of retaining wall on house foundations.

· Work has taken place outside of reasonable hours resulting in nuisance for residents.  

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.

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 Conservation Area Design and Development Guidance SPD sets out that new development should use good quality and predominantly natural building materials, be well detailed, and respect local architectural detailing and styles.

Scholefield and Coldweather Conservation Area Character Appraisal

Comprises of two farming hamlets in a predominantly rural setting. Notably five of six buildings in Scholefield are listed. 

Local Plan Fourth Edition (Emerging)

The Local Plan Fourth Edition is at an advanced stage of its preparation and is subject to ongoing examination in public. Whilst not currently part of the statutory development plan for Pendle, its policies can now be attributed weight through the decision-making process. 

Policy DM16 (Design) sets principles to secure high quality, beautiful and sustainable development including the promotion of local character and distinctiveness, securing sustainable and climate resilient development, protecting residential amenity, encouraging active lifestyles and improving external appearance.

Policy DM18 (Heritage Assets) sets out how development proposals affecting a heritage asset should conserve, and where appropriate, enhance the historic environment, consistent with the NPPF.

Design, Heritage, Landscape and Visual Effects 

The proposal is for a replacement retaining wall and regrading of the garden to the rear of 247 Halifax Road, Nelson. The retaining wall has a height of 3m and extends across much of the garden. Whilst constructed of concrete blocks, the retaining wall is to be finished with horizontal wavey edged natural cedar cladding. The application is made retrospectively with construction works having already commenced.

To the north of the site, down the hill from the application site is the hamlet of Schofield, which forms part of the Schofield and Coldweather Conservation Area. Five of six buildings of the hamlet are Grade II listed. The Conservation Area Appraisal notes the rural setting of the hamlet, the layout and form of the listed buildings clustered around a yard, traditional form, appearance, and materials featured throughout the conservation area. The application site is outside but adjacent to the conservation area. The house is of 20th century construction, consistent in design and appearance with other dwellings located on Halifax Road in this location. The development is made within this built context.

Growth Lancashire have examined the proposal against the requirements of S72(1) and 66(1) of the Planning (Listed Building and Conservation Areas) Act 1990, together with other relevant national and local planning policy. They find that the proposal would result in no discernible level of harm on the conservation area or listed buildings noting the existing built context provided by wider 20th century development. The retaining wall is set close to the rear of 247 Halifax Road, maximising the distance between it and the Listed Buildings of Schofield hamlet and public vantage points. There is a notable difference in height between the location of the Listed Buildings and the retaining wall which, alongside intervening vegetation, serves to reduce its visibility. 

Submitted plans confirm that the retaining wall is to be clad with wavey edged natural cedar. Once erected, this will soften the appearance of the development and satisfactorily mitigates the development’s landscape and visual impact. The glass balustrade to be erected above the retaining wall will cause no discernible level of harm to the historic environment and will not result in unacceptable visual impact noting the transparency of the proposed balustrade, its limited scale and appearance, and its wider built context provided by 20th century development. The applicant has also started to construct a close boarded fence (permissible under permitted development rights) along the boundary of the site which will further restrict views of the retaining wall from the north. It should be noted that the suitability of the proposal in design, heritage and visual impact terms is not reliant on the erection of this fence and as such is not conditioned.

Taking the above into account, the proposed design is suitable for its location. No discernible level of harm to the historic environment has been identified for the development, and the landscape and visual effects of the development are acceptable. The development therefore broadly accords with Policies DM16 and DM18 of the Local Plan Fourth Edition, and is consistent with Policies ENV1 and ENV2 of the Pendle Local Plan: Core Strategy and Chapter 16 of the NPPF.   

Amenity 

The development replaces a previous retaining wall located at the property providing rear patio area to the rear of 247 Halifax Road. The replacement retaining wall extends a further 1.5m from the rear elevation than its predecessor. Previous vegetation which hid this retaining wall from view has been removed. 

The development does not unacceptably relate to any habitable rooms of the dwellings located at Scholefield Hamlet and is sufficiently distant from these properties to avoid any unacceptable overbearing impact or loss of light. Concerns have been raised about overlooking into rear gardens and the loss of associated privacy. The relationship with the  rear gardens is not materially affected by the  increase in the depth of the works.

The development does not have any relation to any habitable rooms of 249 Halifax Road located to the east which is on higher ground than the application site. There is some relationship to habitable rooms located at 245 Halifax Road, enabled by a missing section of hedgerow (2-3 metres in length). The potential adverse effect for residential amenity can be satisfactorily mitigated by the restoration of this hedgerow which is in the ownership of the applicant and can be secured by condition. 

Complaints have been made with regard to the hours of working. The application is within a residential area, as such, conditions limiting hours of construction works are justifiable in the interests of residential amenity. 

Subject to condition, the application is acceptable for its effects on residential amenity. 

Trees

A single mature tree is located on the boundary of the field with the application site. Concern has been raised about the effects of the development on the root protection area of the tree during the construction process. The Council’s Tree Officer has visited the site and requested measures to be put in place to protect the tree during ongoing construction works. These measures continue to be in place and observed by site contractors. The Tree Officer has advised that given that construction works are almost complete, no further details with regards to the development’s effect on the tree are required and that tree protection measures implemented at the site should only be removed once construction has completed which can be secured by condition. Based on the above, there is no reason to refuse the development for this reason. 

Public Safety

The retaining wall is of substantial construction. The building control team have visited the application site during its construction, and are satisfied, based on observations and information provided, that the development will not undermine the foundations or structural integrity of the existing dwelling. There is no reason to refuse the development on grounds of public safety.

Reason for Decision

Section 38 of the Planning and Compulsory Purchase Act 2004 requires that applications be determined in accordance with the development plan unless material considerations indicate otherwise. The proposed development is of suitable design and appearance and will cause no discernible level of harm to the historic environment. It is acceptable for its visual and landscape effects and is unlikely to adversely affect neighbouring amenity subject to condition. The development would therefore accord 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:

16. 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.

17. The development hereby permitted shall be carried out in accordance with the following approved plans: 

· Drawing ‘Site Location Plan’ Received 24th September 2025.

· Drawing ‘Site Plan’ Received 24th September 2025.

· Drawing ‘South East Elevation’ Received 26th September 2025.

· Drawing ‘North East Elevation’ Received 26th September 2025.

· Drawing ‘North West Elevation’ Received 26th September 2025.

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

18. All materials of the proposed development shall be as stated on approved drawings and shall not be varied without the prior written permission 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.

19. The gap of approximately 3 metres in the hedgerow found along the boundary of the application site with 245 Halifax Road shall be replanted during the first planting season following the date of this decision notice and shall be maintained thereafter. The replanted hedgerow must be of the same or similar species as the remaining hedgerow found at this boundary.

Reason: In the interest of residential amenity.

20. All construction work shall 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 the serving of a notice under the Control of Pollution Act 1974, and potentially prosecution thereafter.

Reason: For the amenity of the neighbouring residents.

21. Protective measures put in place to safeguard the Root Protection Area of the Mature Tree located on the site’s northern boundary shall remain in place for as long as construction works continue in association with this planning permission. No heavy machinery shall enter the root protection areas at any time during the construction phase. Any works required within this area shall be undertaken by hand unless otherwise agreed by the Local Planning Authority in writing.

Reason: To protect the existing tree.
Application Ref:      25/0548/HHO
Proposal:
Full: Replacement of retaining wall and levelling of garden
At:
247 Halifax Road, Nelson

On behalf of:
Mr Ikram Ul-Haq

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 01ST DECEMBER 2025
Application Ref:      25/0636/HHO
Proposal:
Full: Demolition of existing kitchen and the erection of a single storey rear extension.

At
25 Chapel House Road, Nelson

On behalf of: 
Mr Awais Zubair

Date Registered:
01.10.2025

Expiry Date:

26.11.2025

Case Officer:
 Luke Jones

Site Description and Proposal
The application site is a mid-terrace dwelling situated within the defined settlement boundary of Nelson. The original dwelling has stone brick walls, a pitched roof of slate tiles and UPVC doors and windows. 

The proposed development is the demolition of existing kitchen and the erection of a pitched roof single storey rear extension. 

Relevant Planning History

None. 

Consultee Response

Highways 

Having reviewed the documents submitted the Highway Development Control Section of Lancashire County Council has no objections to the above planning application. 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). My detailed examination of this application concludes there are no highway grounds to support an objection as set out by NPPF. 

Rainwater from the roof of the proposed extension must drain wholly within the existing site and must not be allowed to discharge onto the adjacent publicly maintained highway network. (Section 163 of the Highways Act 1980 - Prevention of water falling on or flowing on to the highway refers.)

Parish/Town Council 

No response. 

Environmental Services (Health) 

We are concerned about nuisance being caused during the construction phase, specifically link to working unsociable hours, and would therefore request 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 – Friday, 9am – 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

The nearest neighbouring properties 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 neighbourhood situated within the defined settlement boundary of Nelson. 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 that single storey extensions to the rear of terraced properties should not normally extend beyond the line of existing additions in order to maintain the character and appearance of the area. Also, rear extensions to terraced properties should still retain sufficient yard area for the storage of bins, seating and to hang out washing.

The proposed development is a circa 3.67m by 4.87m single storey rear extension with artificial stone walls, a pitched roof with concrete tiles with a height of 3.7m, and two UPVC windows and a door on the side (north) elevation. The proposed extension does not extend beyond the line of other extensions in the street scene and therefore maintains the character and appearance of the area. The extension also leaves sufficient yard area for the storage of bins, seating and to hang out washing. 

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

The Design Principles SPD advises that single storey rear extensions located immediately adjacent to the party boundary with a neighbouring property will normally be acceptable if they do not project more than 4m from the rear elevation of the existing dwelling. A single storey extension 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. To comply with the rule, extensions should be designed so as not to cross the 45-degree line from the neighbours nearest habitable room window. If the rule is breached, an extension would not normally be acceptable due to the impact on the amenity of the neighbouring property. The Design Principles SPD also advises that windows should normally be restricted on rear extensions, to avoid overlooking of neighbouring gardens and dwellings.
The proposed extension would project circa 4.87m from the existing rear elevation, which exceeds the 4m threshold. The extension would result in a breach of the 45-degree rule when taken from the nearest ground floor rear window at No.27. This window serves a habitable room, and therefore significant weight must be afforded to the potential loss of light and outlook. While the street slopes slightly and No.27 sits marginally higher than the application property, this level difference is not substantial enough to mitigate the overbearing or overshadowing effects. Given the depth and height of the proposed extension and its position directly on the shared boundary, the development would result in an unacceptable overbearing and overshadowing impact upon the ground floor rear window of No.27. 

The neighbouring property (No.27) also has a side elevation window in the rear extension which faces the application site. This window however already faces the single storey blank wall elevation of the existing extension and adjoining store and would not result in any further unacceptable impact on amenity. The proposed development also includes two windows to the side (north) elevation however these are positioned directly adjacent to a single storey blank wall of the neighbouring property (No.23) and would not have an impact on privacy. 

Overall, the development would result in an unacceptable level of overshadowing and overbearing impact to the neighbouring property, contrary to Policy ENV2 of the adopted Local Plan: Part 1 Core Strategy and the adopted Design Principles SPD.  

Highways

The development does not impact parking requirements and hence there are no highway implications arising from the proposal.

RECOMMENDATION: Refuse
The proposed extension, by virtue of its depth, siting, and relationship with the adjoining property at No.27, would have a materially harmful overbearing impact on residential amenity of the occupants of that dwelling, in conflict with Policy ENV2 of the adopted Local Plan: Part 1 Core Strategy and the adopted Design Principles SPD.
Application Ref:      25/0636/HHO
Proposal:
Full: Demolition of existing kitchen and the erection of a single storey rear extension.

At
25 Chapel House Road, Nelson

On behalf of: 
Mr Awais Zubair

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 01ST DECEMBER 2025
Application Ref:      25/0641/HHO
Proposal:
Full: Erection of dormers to front and rear roof slopes.

At
12 North Street, Nelson

On behalf of: 
Mr Ashaan Zaroof

Date Registered: 
01.10.2025

Expiry Date:

27.10.2025

Case Officer:
 Luke Jones

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

The proposed development is the insertion of a pitched roof front dormer and a flat roof rear dormer to the roof slopes.

Relevant Planning History

23/0112/HHO – Full: Erection of single storey extension to the rear. APPCON. 
Consultee Response

Highways

Having reviewed the documents submitted, Lancashire County Council acting as the local highway authority does not raise an objection regarding the proposed development which would increase the number of bedrooms from three to five. 

There is no associated off-road parking, nor can any be provided. The property is located within an area of terraced housing and commercial properties 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 in a town centre location and therefore within acceptable walking distance of local amenities and facilities including public transport, which may reduce the reliance on the use of private vehicles. On-street parking is also controlled by a Residents Only Parking scheme.

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 Nelson. 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 insertions of dormers, to ensure that their design is in keeping with the dwelling and that they do not overlook neighbouring property. 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. 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.

The proposal is for a pitched roof front dormer and a flat roof rear dormer on the roof slopes. Both dormers would 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 also 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. The proposed dormers are to be Shiplap boarding cladding with UPVC windows. Whilst to the rear a dormer would not be an unacceptable impact upon the visual amenity of the area, the front dormer would cause harm to the character and appearance of the original dwelling and have a wider impact on visual amenity. 

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. 

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 three to five. This would increase the maximum parking requirement from two spaces to three spaces. The site has no off-street car parking provision and is located in a mixed area of terraced housing and commercial properties, however, taking into account, that on-street parking is controlled by a Residents Only Parking scheme this is acceptable. 

RECOMMENDATION: Refuse

1. By virtue of its position to the front elevation of the dwelling, the proposed front 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:      25/0641/HHO
Proposal:
Full: Erection of dormers to front and rear roof slopes.

At
12 North Street, Nelson

On behalf of: 
Mr Ashaan Zaroof

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 01ST DECEMBER 2025
Application Ref:      25/0644/HHO
Proposal:
Full: Erection of dormers to front and rear roof slopes and the formation of a new door opening to the rear.
At:
30 Ross Street, Brierfield, Lancashire BB9 5LQ

On behalf of:
Mr Manzoor Ahmed

Date Registered:
03/10/2025

Expiry Date:
28/11/2025

Case Officer:
John Halton

Site Description and Proposal

The application site comprises a two-storey residential property and its associated domestic curtilage. It is located within the settlement boundary for Brierfield. 

The main access is from Ross Street, a traditional terraced street within the predominantly residential area west of the A682 Burnley Road in Brierfield. There are some commercial premises to the rear.

The original dwelling has natural stone walls, a pitched roof of blue slate tiles and white uPVC doors and windows.

Planning permission is sought to add flat roof dormer extensions to both the front and rear elevations of the property. 

Relevant Planning History

None.

Consultee Response

Lancashire County Council Highways

Lancashire County Council acting as the local highway authority does not raise an objection regarding the proposed development which 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 an existing 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 desirable and acceptable walking distances of local amenities and facilities, including public transport on A682 Burnley Road, which may reduce the reliance on the use of private vehicles.

Public Response

The nearest neighbours were notified by letter, with no objections received.

Officer Comments

The main issues associated with this planning application are compliance with adopted planning policy and guidance on design.

Policy

Replacement Pendle Local Plan 

Saved Policy 31 Car Parking and Appendix 2 set out the local parking standards for development.

Pendle Local Plan Part 1: Core Strategy (December 2015)
Policy SDP1 Presumption in Favour of Sustainable Development, seeks 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. 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 character of the Borough and the quality of life of its residents by encouraging high standards of design in new development. It states that siting and design should be in scale and harmony with its surroundings.

National Planning Policy Framework (NPPF) (February 2025)
The NPPF states that the purpose of the planning system is to contribute to the achievement of sustainable development. It notes that there are three dimensions to sustainable development: economic, social and environmental. The policies of the NPPF, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system.

The Sections of the NPPF that are specifically relevant to this development 

are:

Section 12 Achieving Well Designed Places, seeks to ensure the creation of 

high quality, beautiful and sustainable buildings and places considering this aim as 

fundamental to what the planning and development process should achieve. It also 

advises that good design is a key aspect of sustainable development, creates better 

places in which to live and work and helps make development acceptable to 

communities.

Design Principles Supplementary Planning Document (SPD) (December 2009)

The Design Principles SPD addresses householder development and sets out the principles that reflect good design practice.

The principal material considerations for the application are as follows:

Materials

The proposed dormers are to be clad in dark grey composite panels. Windows will be finished in dark grey uPVC to match these panels and to help reduce visual impact. The door in the existing single-storey ground floor extension will be white uPVC to match the existing. These materials are acceptable.

Design

The dwelling is a mid-terrace unit located towards the southern end of Ross Street. It is adjacent to former commercial premises, which have a higher roofline.

The block on which the application site is situated has an intact roofscape on both sides, complete with chimneys. There are no other front or rear dormers in the immediate vicinity of the application site. The unbroken roofscapes and uniform pattern of development frame the street scene. 

The rear dormer can be constructed under permitted development rights as it does not exceed 40 cubic metres or the height of the existing roof.

In general, dormers on the front of a roof slope are not 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. 

The Design Principles SPD advises that care should be exercised to ensure that the design of dormers is in keeping with the dwelling and that they do not overlook neighbouring properties. They should normally be set below the ridge line by 0.2 metres and set back by at least 1.0 metre from the front elevation and 0.5 metres from either side, to prevent it having an overbearing effect on the street scene and adjoining properties. 

Drawing No. 2330/10 Existing and Proposed Scheme (received 3 October 2025) shows that the proposed front and rear dormers do not reflect the Council’s adopted guidance on roof extensions and dormers, as set out in the Pendle Design Principles SPD.

Both dormers are set below the roofline by between 0.1 metres and 0.25 metres, which is acceptable given the slope of the street. They are set back from their respective elevations by 0.5 metres, rather than the recommended 1.0 metres, and on either side by 0.3 metres, rather than the recommended 0.5 metres.

In summary, the proposed development does not accord with the Council’s adopted guidance on design. The front dormer would dominate the roof slope harming the appearance of the host dwelling, the quality of the terraced block in which it is located, and the wider street scene, which is typified by simple and uninterrupted roof lines.

Amenity

The application seeks to erect dormers to both the front and rear elevations. 

There is already a relationship between the first-floor windows of the host dwelling and those in dwellings facing the front elevation. The proposed dormer window would be no closer than the existing windows and would not contribute to further loss of amenity. There are no objections on privacy grounds.

The proposed development would be acceptable in terms of residential amenity in accordance with Policies ENV1 and ENV2 of the Pendle Core Strategy and the guidance on householder extensions set out in the Pendle Design Principles SPD.

Highways

The development increases the number of bedrooms from two to four. No off-street parking spaces are provided as part of the development or available nearby. Although the development is likely to lead to an increase in the demand for on-street parking, this will not have a negative impact on highway safety. There are no highway objections to the development.

Rear Door 

The formation of a second door opening, in the existing single-storey rear extension, offers access to a new “outdoor toilet.” The door will be finished in white uPVC with no glazing, to match the existing. 

There are no concerns regarding the design, materials or potential privacy issues.

Biodiversity Net Gain (BNG)

Householder applications are exempt from BNG requirements. 

Reason for Decision

Section 38 of the Planning and Compulsory Purchase Act 2004 requires that applications be determined in accordance with the statutory Development Plan unless material considerations indicate otherwise. 

The proposal raises significant policy issues in respect of its design. The benefits associated with the proposal are outweighed by the harm the development would have on the character of the area in which it is situated. On this basis the presumption in favour of sustainable development does not apply, and the application is recommended for refusal.

Recommendation: Refuse 

The positioning a full-width flat roof dormer on the front elevation does not comply with adopted policy and guidance on design. The proposed development would have an unacceptable impact on the appearance of both the original dwelling and in turn harm the character and appearance of the wider street scene. On this basis the proposal does not accord with Policy ENV2 of the adopted Pendle Local Plan: Part 1 Core Strategy and the Council’s adopted guidance on roof extensions, alterations and dormers as set out in the Pendle Design Principles SPD.

Application Ref:      25/0644/HHO
Proposal:
Full: Erection of dormers to front and rear roof slopes and the formation of a new door opening to the rear.
At:
30 Ross Street, Brierfield, Lancashire BB9 5LQ

On behalf of:
Mr Manzoor Ahmed

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 01ST DECEMBER 2025
Application Ref:      25/0694/HHO
Proposal:
Full: Erection of dormers to front and rear roof slopes.

At
38 Fleet Street, Nelson

On behalf of: 
Mr Aamir

Date Registered: 
20.10.2025

Expiry Date:

13.11.2025

Case Officer:
 Luke Jones

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

The proposed development is the insertion of a flat roof front dormer and rear dormer to the roof slopes.

Relevant Planning History

18/0235/HHO – Full: Erection of single storey extension to rear. APPCON. 
Consultee Response

Highways

The property is situated within a terraced row of properties, located on Fleet Street, Nelson. It is noted there is a proposed increase in bedrooms from the existing 2 to 4. Pedestrian access to the rear of the property will be maintained and there will be sufficient area within the remaining yard to store refuse bins. 

Our records show there is one reported collision recorded in our 5 year collision data in the vicinity of this proposal. 

The Highway Development Control Section is concerned about the cumulative effect of the increasing numbers of terraced homes being extended to increase bedroom space without providing any additional parking facilities. It is requested that additional supporting information be provided to allay the concerns in respect of car parking capacity on-street by providing photographs dated and timed, showing the parking capacity prior to 8am or after 6pm on any weekday. 

Subject to this, Lancashire County Council acting as the Highway Authority does not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.

Revised comments – LCC Highways

Thanks for the photos which show the heavy car parking on Fleet Street. We'll keep these on file as a record of the current parking demand.

There is no objection to the proposal.

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 Nelson. 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 insertions of dormers, to ensure that their design is in keeping with the dwelling and that they do not overlook neighbouring property. 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. 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.

The proposal is for a flat roof front dormer and a flat roof rear dormer on the roof slopes. Both dormers would 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 also 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. The proposed dormers are to be clad in grey tiles with UPVC windows. Whilst to the rear a dormer would not be an unacceptable impact upon the visual amenity of the area, the front dormer would cause harm to the character and appearance of the original dwelling and have a wider impact on visual amenity. 

Residential Amenity 

The proposed dormers would not form any direct relationship with neighbouring windows due to the perpendicular position of the streets both to the front and rear elevation.  

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. 

LCC Highways requested for further details to show the parking provision before 8am and after 6pm on a weekday. This information was provided and LCC Highways raised no objection. 

RECOMMENDATION: Refuse

1. By virtue of its position to the front elevation of the dwelling, the proposed front 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:      25/0694/HHO
Proposal:
Full: Erection of dormers to front and rear roof slopes.

At
38 Fleet Street, Nelson

On behalf of: 
Mr Aamir
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