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REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 05TH JANUARY 2026
Application Ref:      25/0670/HHO
Proposal:
Full: Installation of fence panels and gate to front of dwelling.
At:
10 – 12 Howgill Close, Nelson

On behalf of:
Ms A Yousaf

Date Registered:
05/08/2025

Expiry Date:
30/09/2025

Case Officer:
Craig Barnes

The Application has been called in by the chair of committee.

Site Description and Proposal

The application site is located within the settlement boundary of Nelson, taking place within the curtilage of 10-12 Howgill Close. The proposal relates to the installation of fence panels to the front and one side of the driveway to the front of the property, with two separate sliding gates featured. The amount of off-street parking provided at the property is unaffected by proposals.

This application follows the refusal of 25/0507/HHO which sought an almost identical development. According to submitted plans the only differences between the applications are the reduction of proposed boundary treatments by 20cm and existing stone pillar heights are to be retained.

Relevant Planning History

25/0507/HHO Full: Installation of fence panels and gate to front of dwelling (Refused, 10th September 2025).

Consultee Response

Local Highway Authority

The proposed development is a revised scheme to that previously refused under planning application 25/0507/HHO. The proposal is still for the installation of fence panels to the front and one side of the drive way between Nos 12 and 14 and two separate gates to the front of the property. The height of the proposed fence panels and gates has been reduced from 2m to 1.8m.

As the revised scheme has not addressed the highway safety concerns raised by the highway authority previously its comments remain unchanged from those submitted in response to the original application. These are reproduced below for clarity with minor amendments to reflect the changes to the scheme.

The proposed fence panels and gates proposed to have infill panels which would create a solid feature. This raises highway safety concerns as these would not only block the view of vehicles exiting from the site but would also obscure the visibility for vehicles exiting from Nos 8 and 14.

Whilst the property is located near the turning head of a cul-de-sac, where there may be low levels of traffic, Howgill Close provides one of the main pedestrian access points to Quarry Hill Local Nature Reserve. This is popular with walkers, including dog walkers, and, therefore, there is a higher level of pedestrian movements than would be expected within a standard cul-de-sac turning head. Due to the solid nature of the proposed fence panels and gates the view of approaching pedestrians would be obstructed for vehicles exiting from Nos 8, 10-12 and 14. This increases the likelihood of conflict between vehicles and vulnerable highway users and raises a highway safety concern.

An alternative would be to retain the existing pillar height, substitute the solid gates with railing style ones and replace the fence panel 2 on elevation B with railings on top of the low wall, with an overall height of no greater than 1m. This would improve visibility both to and from the site and to and from the neighbouring properties and for pedestrians on the footway.

If the applicant is not willing to amend the proposal than the highway authority would raise an objection as it considers that the development is contrary to Paragraph 116 of the NPPF and that the development would have an unacceptable impact on highway safety. 

Public Response

No responses received. 

Officer Comments

Policy

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

Policy ENV2 (Achieving Quality in Design and Conservation) identifies the need to protect and enhance the heritage and character of the Borough and quality of life for its residents by encouraging high standards of quality and design in new development. It states that siting and design should be in scale and harmony with its surroundings.

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

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

Supplementary Planning Documents / Guidance

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

Local Plan Fourth Edition (Emerging)

The emerging Local Plan Fourth Edition has now been found sound, and its adoption will be considered at Council in December. Whilst not currently part of the statutory development plan for Pendle, its policies can now be attributed weight through the decision-making process. 

Policy SP13 (Transport and Connectivity) advises that where there is an unacceptable impact on highway safety, planning permission is likely to be refused.

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.

Design 

The proposal relates to the installation of fence panels to the front and one side of the driveway, and the provision of two separate sliding gates. The fence and sliding gates will be of solid appearance made from a metal frame with composite infill. All fences/gates will be a maximum of 1.8 metres above ground level reflecting a 20cm reduction in height to the development refused under 25/0507/HHO.

The proposal will enclose the front driveway space of 10-12 Howgill Close, visually removing this space from the wider streetscene. Whilst this space is in private ownership, the implementation of the proposal will introduce enclosure to an area where the prevailing character is open. The reduction in height proposed through this application is not sufficient to overcome the previously assessed harm to the character and appearance of the wider street streetscene. The proposal is therefore contrary to guidance set out in the Design Principles SPD and is inconsistent with Policy ENV2 of Pende Local Plan Part 1: Core Strategy, Policy DM16 of the Pendle Local Plan Fourth Edition, and Chapter 12 of the NPPF.

Highway Safety 

The introduction of solid boundary treatments at the highway edge raises highway safety concerns due to reduced visibility for highway users. The Local Highways Authority objects to the proposals noting the constraints to visibility introduced for the occupiers of 8, 10-12 and 14 Howgill Close on exiting their driveways onto the highway, as well as for passing pedestrians. The Local Highway Authority notes the potential for increased pedestrian footfall passing by the frontage of the application site as the street is identified as a main pedestrian route to the nearby Quarry Hill Local Nature Reserve.

The Local Highways Authority has suggested an alternative design solution which could satisfactorily address the highways safety issue identified above. This would involve the erection of railings as the primary boundary treatment instead of the proposed solid fence and gates. This would provide for improved levels of visibility. The adoption of this approach may, subject to detailed design, sufficiently overcome concerns raised above regarding the impact of proposals on the character and appearance of the wider street scene.

The applicant has decided to proceed with the application as submitted. As such, and noting the issues identified above, the proposal is not acceptable for its effects on highway safety and is therefore inconsistent with Policy ENV4 of the Pendle Local Plan Part 1: Core Strategy, Policy SP13 of the Pendle Local Plan Fourth Edition, and Paragraph 116 of the NPPF.

Amenity

No alterations are proposed to the existing 2-metre-tall boundary fence between 8 and 10-12 Howgill Close. There are no implications on the amenity of the occupiers of No 8 Howgill Close as a result of proposals. The proposal is sufficiently distant to avoid adverse effects on amenity on neighbours located opposite side of Howgill Close to the site. A new 1.8 metre tall solid boundary fence along the boundary is proposed between No 10-12 and 14 Howgill Close. Plans show this fence would be located around 6 metres from the habitable window located on the ground floor of 14 Howgill Close. This is sufficiently distant to avoid unacceptable levels of harm on the amenity of the occupiers of No. 14 Howgill Close. It would not break the 45-degree rule for this window for example. Permitted development rights enable the erection of boundary treatments up to 2 metres tall along this boundary, and the effects on amenity would be the same. Taking the above into account it is unlikely that the proposal will have an unacceptable effect on the amenity of the occupiers of neighbouring dwellings to the application site.

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 an unacceptable design resulting in enclosure which would harm the character and appearance of the wider streetscene. It would obscure visibility for road users, creating an unacceptable risk for highway safety. The development would not therefore accord with the development plan and planning permission should be refused.

RECOMMENDATION: Refuse

For the following reasons:

1. By virtue of its scale, form, appearance and location the proposed development will introduce enclosure into the streetscene harming the character and appearance of the local area. The development is contrary to Policy ENV2 of the Pendle Local Plan Part 1: Core Strategy, Policy DM16 of the Pendle Local Plan Fourth Edition and is inconsistent with guidance of the Design Principles SPD.

2. The proposed scale, form and location of the proposed development at the Highway edge will reduce visibility for road users causing unacceptable risks for highway safety owing to the potential for vehicle/pedestrian conflict created and is thus contrary to Policy ENV4 of the Pendle Local Plan Part 1: Core Strategy, Policy SP13 of the Pendle Local Plan Fourth Edition, and Paragraph 116 of the National Planning Policy Framework.

Application Ref:      25/0670/HHO
Proposal:
Full: Installation of fence panels and gate to front of dwelling.
At:
10 – 12 Howgill Close, Nelson

On behalf of:
Ms A Yousaf

REPORT TO NELSON, BRIERFIELD & REEDLEY COMMITTEE 05TH JANUARY 2026

Application Ref:      25/0690/FUL
Proposal:
Full: Replacement of existing single glazed timber window frames to white UPVC double glazed window frames to front and rear elevation.
At:
33 Carr Road, Nelson

On behalf of:
Zaahb Investment Group Ltd
Date Registered:
17/10/2025

Expiry Date:
12/12/2025

Case Officer:
Laura Barnes

This application has been called in by a Councillor. 

Site Description and Proposal

The application site is a two storey terraced property within the settlement boundary of Nelson. It is located within the Conservation Area.      

The proposal is for the removal of the existing timber framed single glazed windows and replacement with UPVC double glazed windows.  

Relevant Planning History

None relevant

Consultee Response

LCC Highways

No objection

Environmental Health

No comment
Public Response

Nearest neighbours notified, a site & press notice displayed, no response received.

Officer Comments

Policy
Pendle Local Plan Fourth Edition 

Policy SP01 (Presumption in Favour of Sustainable Development) echoes the presumption set out in National Policy and promotes the three strands of sustainable development: economic, social and environmental. Applications which accord with policies contained within the Local Plan will be approved without delay, unless material considerations indicate otherwise. 

Policy SP11 (Historic Environment) requires designated and non-designated heritage assets to be conserved and enhanced in a manner appropriate to their significance. 

Policy DM16 (Design & Place Making) seeks high quality design in all new developments. Proposals should promote local character and distinctiveness and demonstrate a good standard of amenity for existing and future occupants. 

Policy DM18 (Heritage Assets) states that the Council will support proposals which conserve and enhance Pendle’s historic environment. Where a proposal would result in harm of loss of significance to a heritage asset, this must be balanced against any public benefit associated with the scheme.

Policy DM37 (Parking) standards are set out in Appendix 5 of the plan, adequate parking provision is required to serve all new development. 

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

The Conservation Area Design & Development SPD sets out the Council’s approach to UPVC windows in a Conservation Area. 

Design & Heritage

Guidance on UPVC windows in a Conservation Area can be found in the Conservation Area Design & Development SPD. Section 4 deals with alterations to building, including windows. It states that UPVC windows cannot replicate the proportions, detailing and pleasing aesthetic qualities of timber windows, and will not normally be appropriate in conservation areas. Replacement windows in uPVC will never replicate the pleasing aesthetic finish that painted timber provides. Indeed plastic windows will ‘deaden’ façades as they lack the finish, detail and texture of the timber material. UPVC windows cannot reproduce the same size openings as those in timber windows as they have bulkier sections, particularly those frames which have opening lights. Unlike good quality timber windows, they are not durable and maintenance-free over the long term.

As such, UPVC windows in this location would not be appropriate and would cause harm to the overall character and appearance of the Conservation Area. This harm is less than substantial harm but it not outweighed by public benefit, as required in paragraph 215 of the National Planning Policy Framework. 

The proposed development conflicts with the Conservation Area Design & Development SPD, Policies SP11 and DM18 of the Local Plan: Fourth Edition.

Highways

The proposed development would not result in a reduction in parking provision, nor would it increase the parking requirements for the property. Therefore, no objections are raised in relation to Policy DM37 of the Local Plan: Fourth Edition.

RECOMMENDATION: Refuse

For the following reason: 

1. The proposed UPVC windows would result in an unacceptable impact upon the character and appearance of the Conservation Area by virtue of the bulkier sections of the UPVC frames and deadening impact it would have upon the façade of the building. The harm caused would not be outweighed by public benefit, as such it conflicts with paragraph 215 of the National Planning Policy Framework, Policies SP11 and DM18 of the Local Plan Fourth Edition and the Conservation Area Design & Development SPD.   

Application Ref:      25/0690/FUL
Proposal:
Full: Replacement of existing single glazed timber window frames to white UPVC double glazed window frames to front and rear elevation.
At:
33 Carr Road, Nelson

On behalf of:
Zaahb Investment Group Ltd
REPORT TO NELSON, BRIERFIELD & REEDLEY COMMITTEE 05TH JANUARY 2026
Application Ref:      25/0702/HHO
Proposal:
Full: Erection of a two-storey side and rear extension, a single storey rear extension with altered vehicular access.
At:
9 Victoria Avenue, Brierfield

On behalf of:
Mr Mohammad Arif
Date Registered:
23/10/2025

Expiry Date:
18/12/2025

Case Officer:
Laura Barnes

This application has been called in by a Councillor.

Site Description and Proposal

The application site is a two storey end terrace dwelling, sited amongst dwellings of a similar scale and design. The property is located within the defined settlement boundary of Brierfield.

The application seeks planning permission for the erection of a two storey side and rear extension and a single storey rear extension, along with creating a new vehicular access from Hardy Street to the rear. The proposed development would provide additional accommodation in the form of a fifth bedroom at first floor level. To the ground floor the additional accommodation would provide an extended dining area and lounge, along with a ground floor WC. The ground floor also consists of a single storey lean-to extension to the rear which would accommodate the ground floor WC and part of the lounge extension.  

Relevant Planning History

21/0717/HHO: Full: Demolition of existing two storey outrigger, erection of replacement two storey rear extension and creation of new vehicular access.

Approved with conditions
Consultee Response

LCC Highways 

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

Site planning history 21/0717/HHO - Demolition of existing two storey outrigger, erection of replacement two storey rear extension and creation of new vehicular access. Approved with conditions. Proposal The proposed development is for the erection of a two storey side and rear extension, a single storey rear extension and an altered vehicular access at the rear of the site from Hardy Street. This appears to be a re-submission of the previously approved scheme with no alterations proposed. New vehicle crossing The construction of the dropped vehicle crossing on Hardy Street will need to be carried out under an agreement (Section 171) with Lancashire County Council, as the highway authority. The provision of the vehicular access and re-located pedestrian access may also require the re-location of street lighting column 2 and a footway gully. These would be at the applicant's expense. Car parking There is currently no off-road parking for the property. During a previous visit to the site it was noted that there was a high level of on-road parking on Hardy Street. However, it was also noted that several adjacent properties had off-road parking in the form of garages or hardstanding areas. The off-road parking proposed would not be significantly different. Whilst one on-road parking space would be lost to provide the vehicular crossing/access it is likely that a vehicle parked here would be associated with No 9. Its loss is therefore unlikely to have a detrimental impact on the general on-road parking provision, compared with at least two spaces to be provided within the site. 

The following conditions and informative note should be applied to any formal planning approval granted. 

Conditions 

1. No building or use hereby permitted shall be occupied or use commenced until dropped kerbs have been installed at the carriageway edge and a vehicle cross-over constructed across the footway on Hardy Street at the rear of the site in accordance with the approved plans and Lancashire County Council's Specification for Construction of Estate Roads, to be retained in that form thereafter for the lifetime of the development. Reason: In the interests of highway/pedestrian safety and accessibility. 

2. The proposed development should not be brought into use unless and until the parking area shown on the approved plans has been constructed, laid out and surfaced in bound porous materials. The parking area shall thereafter always remain available for the parking of domestic vehicles associated with the dwelling. Reason: In order to ensure satisfactory levels of off-street parking are achieved within the site. 

Informative note 

1. This consent requires the construction, improvement or alteration of an access to the publicly maintained highway. Under Section 171 of the Highways Act 1980 Lancashire County Council as the Highway Authority must specify the works to be carried out. Only a contractor approved by the Highway Authority can carry out these works. Therefore, before any works can start, the applicant must contact the Highway Authority on lhsvehiclecrossing@lancashire.gov.uk for the list of approved contractors and to start the Section 171 process. The alterations to the existing highway network as part of the approved works may require changes to the existing street lighting (street lighting column 2) and footway drainage system at the applicant's expense

Public Response

Nearest neighbours have been notified by letter, without response.

Officer Comments

Policy
Pendle Local Plan Fourth Edition

*The application has been determined against policies of the Pendle Local Plan Fourth Edition which is due to be considered for adopted by the Council on 18th December 2025. 

Policy SP01 (Presumption in Favour of Sustainable Development) echoes the presumption set out in National Policy and promotes the three strands of sustainable development: economic, social and environmental. Applications which accord with policies contained within the Local Plan will be approved without delay, unless material considerations indicate otherwise. 

Policy DM16 (Design & Place Making) seeks high quality design in all new developments. Proposals should promote local character and distinctiveness and demonstrate a good standard of amenity for existing and future occupants. 

Policy DM24 (Residential extensions and alterations) sets out that within defined settlement boundaries, residential extensions or alterations will be supported, provided they meet the criteria set out in this policy. 

Policy DM37 (Parking) standards are set out in Appendix 5 of the plan, adequate parking provision is required to serve all new development. 

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

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

Design

The Design Principles SPD advises that two storey rear extensions should normally have a pitched roof. Their windows should be restricted to rear elevations to avoid any overlooking of neighbouring properties. 

The proposed extension is set down from the ridge height of the main dwelling. It is to project to the side the same as the existing side elevation of the dwelling. It is to have a pitched roof, with the single storey rear extension having a flat roof. The proposed two storey element of the extension does not project any further than the adjoining neighbouring property, which shares a party wall. 

The proposed extension is to be constructed of matching material to the existing dwelling. This will also be important in matching with the neighbouring dwelling which shares a party boundary. 

The design and materials of this development are acceptable in this location and as such comply with Policies DM16, DM24 and the Design Principles SPD.

Residential Amenity

The neighbouring dwelling at No. 7a is at a lower ground level. The proposed development has two first floor windows, in addition to the existing one, which are side facing. They would look directly towards the rear yard at No. 7a. The existing window serves a bathroom and is obscure glazed. As such, it does not result in a loss of privacy to the neighbour at No. 7a. However, the insertion of two bedroom windows, which would be plain glazed less than 6m from the boundary with the neighbour would result in an unacceptable neighbouring amenity issue.   

Taking each elevation in turn, there are no proposed openings affecting the front elevation. To the side closest to No. 7a there are to be two sets of patio doors to the ground floor, serving the lounge and dining area. To the side elevation there is also a single window which has changed position to be further to the rear than it was previously. There is a change in levels between the application site and No. 7a, with the application site taking the higher ground level. The boundary treatment between the properties is a 2m high close boarded fence on top of a 1m high retaining wall. As such, the ground floor windows would not result in an unacceptable neighbouring amenity issue. To the first floor side elevation, there is one existing bathroom window which is to be replaced by a smaller bathroom window and two additional windows are to be added to this elevation (serving bedrooms). Given that the existing side elevation window serves a bathroom and is obscure glazed, the addition of two plain glazed windows would result in an unacceptable impact upon neighbouring amenity. This could be resolved by ensuring that the windows to this elevation are obscure glazed. To the rear, due to the proposed extension projecting further to be in line with the existing side elevation of the dwelling, there are to be less windows. 

The obscure glazing would result in a situation which is not ideal in terms of the outlook to the bedrooms. However, the bedroom furthest to the rear has another source of light which provides an outlook to Hardy Street. Therefore, it is just one bedroom which is affected by a lack of outlook. 

Apart from the single storey lean-to extension the main part of the proposed extension does not project beyond that of the adjoining two storey extension at No. 11 Victoria Avenue. As such, it would not result in an overbearing effect. 

Subject to an appropriate condition relating to obscure glazing, the proposed development is acceptable in terms of residential amenity in accordance with Policy DM24 and the Design Principles SPD.

Highways

The property has no existing off-street parking however, the proposed development would result in an increase in the number of bedrooms from 3 to 5. As such the requirement for off-street car parking would be 3 spaces, in accordance with Policy DM37. A site plan has been submitted which includes three car parking spaces. As such, this conforms with policy in this regard. The proposed access from Hardy Street includes some gates which are to open inwards into the rear yard. This is an acceptable point of vehicular access.
RECOMMENDATION: Approve

3. 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.

4. The development hereby permitted shall be carried out in accordance with the following approved plans: Existing & Proposed Site Plan: 2073-02, Proposed Site / Block Plan (including car parking): 2073-03B, Proposed Side Elevation: 2073-07A, Proposed Floor Plans: 2073-05, Coal Store Sketch: 2073-SK01

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

5. All the external materials to be used in the elevations and roof of the development hereby permitted shall match those of the existing building in colour, form and texture 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.

6. Prior to first occupation of the development hereby approved the extended drive/hardstanding shall be carried out in accordance with plan number 2073-03B and shall be paved in a bound porous material. The parking area shall thereafter always remain available for the parking of domestic vehicles associated with the dwelling.

Reason: In the interest of highway safety to prevent loose surface material from being carried on to the public highway.

7. The first floor side elevation windows (serving the bedrooms and bathroom) 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 ensure an adequate level of privacy to adjacent residential properties.

Application Ref:      25/0702/HHO
Proposal:
Full: Erection of a two-storey side and rear extension, a single storey rear extension with altered vehicular access.
At:
9 Victoria Avenue, Brierfield

On behalf of:
Mr Mohammad Arif
REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 05TH JANUARY 2026

Application Ref:      25/0730/FUL
Proposal:
Full: Change of use from a dwelling (Use Class C3) to a Family Assessment Centre (Use Class C2).
At:
66 Lomeshaye Road, Nelson

On behalf of:
Acorn Services

Date Registered:
03/11/2025

Expiry Date:
29/12/2025

Case Officer:
Laura Barnes

This application is before committee due to the level of response from members of the public.
Site Description and Proposal
The application site is a two storey mid-terrace dwelling with a small front and rear yard. The application site is located within the settlement boundary as well as being in the Conservation Area. 

The proposal is for the change of use of the property from a domestic dwellinghouse to a family assessment centre. 

Relevant Planning History

None relevant

Consultee Response

LCC 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, together with site observations, Lancashire 

County Council acting as the local highway authority does not raise an objection regarding the proposed development and concludes that there are no highway grounds to support an objection as set out by NPPF.

Site planning history

No recent applications.

Proposal

The proposed development is for the change of use from a dwelling house (C3) to a family assessment centre (C2), with support by staff working on a 24 hour/7 days a week basis.

Site operation

The property is a two bed dwelling with no changes to the number of bedrooms proposed. 

The Heritage Statement submitted says there will be two members of staff on shift at all 

times (page 3). The applicant has indicated to the local planning authority that there will 

be two staff on site 8am – 5pm, a member of staff on site 5pm – 10pm and a member of 

staff on site 10pm – 8am.

The site's operation will also potentially generate visits by health professionals etc, 

depending on the needs of the families cared for.

Car parking

The property is a terraced house where there is no associated off-road parking, nor can 

any be provided. There are parking restrictions on the upper section of Lomeshaye Road between Every Street and Manchester Road which prevent parking on one side of the street. There are no restrictions on the lower section, including between 40 and 70 

Lomeshaye Road, so allowing vehicles to park on both sides of the street.

At the time of the mid-morning site visit there was some spare capacity for parking, 

including outside No 66, with parking also available on School Street and the section of 

Lomeshaye Road towards Bridge Mill Road. The adjacent road, Westmoreland Street, 

was parked up on both sides, especially near its junction with Lomeshaye Road.

The site is within acceptable walking distances of bus stops on Manchester Road which 

are served by several commercial bus services. However, none of the weekend services correspond with the shift patterns submitted and therefore the highway authority does not consider that staff would use public transport to get to and from work.

Based on the information provided to the local planning authority regarding staff shifts the site's operation is likely to generate three vehicle movements at shift change over times. 

These times also roughly reflect peak traffic movements and demands from a typical two bed residential dwelling where three adults could live, each with a car. The highway 

authority therefore does not consider that the proposed development would generate 

significantly higher traffic movements or demands. It does recognise that there may be 

more traffic generated during the daytime on week days by visits from health professionals etc, although this is likely to correspond with a lower demand by residents.

Conclusion

To conclude, Lancashire County Council acting as the local highway authority does not 

raise an objection regarding the proposed development and concludes that there are no 

highway grounds to support an objection as set out by NPPF.

Lancashire Police

A Crime Impact Assessment is not required for this level of development. Secure by Design principles should be followed.

Public Response
Nearest neighbours have been notified, a site & press notice posted, multiple representations have been received, raising the following issues:

· This is a family orientated area, the proposed used will cause disruption to neighbours

· Increased traffic movements

· Additional noise 

· More comings & goings

· An institution like this is an inappropriate use for the surroundings

· Insufficient outdoor space

· Limited road width for emergency vehicles

· Community consultation has not been undertaken

Officer Comments

Policy
Local Plan Fourth Edition

*The application has been determined against policies of the Pendle Local Plan Fourth Edition which is due to be considered for adopted by the Council on 18th December 2025. 

Policy SP01 (Presumption in Favour of Sustainable Development) echoes the presumption set out in National Policy and promotes the three strands of sustainable development: economic, social and environmental. Applications which accord with policies contained within the Local Plan will be approved without delay, unless material considerations indicate otherwise. 

Policy SP11 (Historic Environment) requires designated and non-designated heritage assets to be conserved and enhanced in a manner appropriate to their significance. 

Policy DM16 (Design & Place Making) seeks high quality design in all new developments. Proposals should promote local character and distinctiveness and demonstrate a good standard of amenity for existing and future occupants. 

Policy DM18 (Heritage Assets) states that the Council will support proposals which conserve and enhance Pendle’s historic environment. Where a proposal would result in harm of loss of significance to a heritage asset, this must be balanced against any public benefit associated with the scheme.

Policy DM37 (Parking) standards are set out in Appendix 5 of the plan, adequate parking provision is required to serve all new development. 

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

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

Principle of Development

A change of use from C3 (dwellinghouse) to C2 (residential institution) requires planning permission. This is because there would be a difference in the way the property is used which may result in wider impacts upon the surrounding area, as a result of an intensification of the use of the property. For example, it would be expected that there would be more car journeys or vehicle movements resulting from a residential institution such as staff, visitors and healthcare professionals. This would differ from if the property was being used residentially by a family. However, the proposed development is located within the settlement boundary. A use which is compatible with residential uses is acceptable, subject to amenity and design issues. Although the proposed development would result in a more intensive use of the building than a traditional family home, the increase in activity would not lead to an unacceptable impact. This will be discussed further later in this report.

Residential Amenity

Although there would be more comings and goings as a result of the shift pattern of the staff, this would not be detrimental to the character of the surrounding area. This is because although there would be more vehicle movements these would not be at unsociable times of the day or night and are only likely to be every 8 hours at the beginning and end of shifts. 

The proposed development is designed to accommodate families who may be going through difficult circumstances but would be no different from any other family living in a Use Class C3 dwelling, other than the outside intervention (from carers) which they would receive. The proposed use is likely to care for families with young children or babies but this would be no different from any other family living in this area. It is understood that this care facility would be for assisting parents of young children so that they can become more confident and develop together into a functional family and have a social life. The facility would be regulated by OFSTED and would form part of a multi-disciplinary team, including the parents, social workers and other health professionals.

Aside from the family living at the property, there would be two members of staff on site at all times. These staff would operate on a shift pattern and would work alongside other health care professional ass and when required.  

The proposed development is acceptable in terms of residential amenity in accordance with Policy DM24 and the Design Principles SPD.

Highways

The proposed development would operate no differently from that of a family home for the purposes of highway safety. Although there would be more comings and goings to and from the property, the staff involved would arrive and leave in a shift pattern and not all be present at the property at the same time. This would be similar to parents of children in a typical family setting owning two vehicles within which they come and go, for the purpose of assessing the highway impact. As such, it accords with Policy DM37 of the Local Plan Fourth Edition 

Heritage

There are no external alterations required as part of this change of use application. As such, there would be a neutral impact upon the character and appearance of the Conservation Area. The proposal accords with Policies SP11 and DM18 of the Local Plan Fourth Edition in this regard. 

Other Matters

Some people have expressed concerns that this type of development is not compatible with a residential area. However, the proposed development is for the accommodation of a family, albeit with additional interventions due to the circumstances. There would be a slight increase in the number of comings and goings compared with a standard Use Class C3 dwelling, which is why an application for planning permission is required. However, the increased activity at the property would not be such that it would result in any unacceptable impact upon residential amenity. 

RECOMMENDATION: Approve 

Subject to the following conditions:

8. 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.

9. The development hereby permitted shall be carried out in accordance with the following approved plans: Location Plan AB0554-05, Proposed Elevation Plans AB0554-04, Proposed Floor Plans AB0554-02

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

Application Ref:      25/0730/FUL
Proposal:
Full: Change of use from a dwelling (Use Class C3) to a Family Assessment Centre (Use Class C2).
At:
66 Lomeshaye Road, Nelson

On behalf of:
Acorn Services

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 05TH JANUARY 2026

Application Ref:      25/0770/FUL
Proposal:
Full: Installation of 2 no. air conditioning units on the side gable elevation.

At:
The Old Library, Booth Street, Nelson

On behalf of:
Imam Organisation UK

Date Registered:
25/11/2025

Expiry Date:
20/01/2026

Case Officer:
Laura Barnes

Site Description and Proposal

The application site is a Grade II Listed Building dating from 1908. It is constructed of Yorkshire stone with the exception of the NE elevation which is painted render. 

This application is for the retrospective installation of two air handing units which at the time of the site visit had been inserted to the rendered elevation of the building. 

Relevant Planning History

19/0214/FUL: Full: Change of use from offices (Use Class A2) to Education Centre and Offices (Use Classes D1 and A2).

Approved with conditions

22/0229/FUL: Full: Change of use of office and education centre to place of worship (Use Class F1(f)).

Approved with conditions

Consultee Response
Conservation Consultants

Awaiting comments – An update will be provided to Members at the committee meeting

Environmental Health

No comments

LCC Highways

No objection

Public Response

The nearest neighbours have been notified, a site and press notice posted, no comments have been received.

Officer Comments

Policy

Pendle Local Plan: Fourth Edition

*The application has been determined against policies of the Pendle Local Plan Fourth Edition which is due to be considered for adopted by the Council on 18th December 2025. 

Policy SP01 (Presumption in Favour of Sustainable Development) echoes the presumption set out in National Policy and promotes the three strands of sustainable development: economic, social and environmental. Applications which accord with policies contained within the Local Plan will be approved without delay, unless material considerations indicate otherwise. 

Policy SP11 (Historic Environment) requires designated and non-designated heritage assets to be conserved and enhanced in a manner appropriate to their significance. 

Policy DM16 (Design & Place Making) seeks high quality design in all new developments. Proposals should promote local character and distinctiveness and demonstrate a good standard of amenity for existing and future occupants. 

Policy DM18 (Heritage Assets) states that the Council will support proposals which conserve and enhance Pendle’s historic environment. Where a proposal would result in harm of loss of significance to a heritage asset, this must be balanced against any public benefit associated with the scheme.

The Design Principles Supplementary Planning Document (SPD) applies to extensions and developments, setting out the requirements 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.

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. 

Paragraph 215 of the Framework sets out that where development proposals would lead to less than substantial harm to the significance of a designated heritage asset, this harm must be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use. 

Design and Heritage Impact

The air conditioning units have been installed to the building in a highly prominent location. They detract from the building’s importance within the Conservation Area and result in unacceptable harm to the Listed Building. There is no justification as to whether that harm is outweighed by public benefit. In fact, the applicant has put forward a case that the development would make a positive contribution to the local character and distinctiveness of the area by virtue of improving the quality of the internal spaces. The Council disagrees with this approach. The air handling units represent a modern incursion onto a prominent façade of a Listed Building which is entirely out of keeping with the character and appearance of the building. It represents inappropriate development which would result in harm to the Listed Building and Conservation Area. 

As such, the proposals fail to accord with Policies SP11 and DM18 of the Local Plan: Fourth Edition, paragraph 215 of the Framework and the Conservation Area Design & Development Guidance SPD. 
Residential Amenity

The air conditioning units are positioned on the side of the building which is closest to a car park. There have been no reports that the units are causing disturbance in terms of noise or other residential amenity issue. They are located circa 15m from properties on Manchester Road. Given their scale and positioning the air conditioning units would not result in an unacceptable neighbouring amenity issue. 

Therefore, the proposed development is acceptable in terms of residential amenity in accordance with Policy DM16 and the Design Principles SPD.

Highways

The proposal does not result in any issue which would impact upon highway safety.

Recommendation: REFUSE

1. The proposed development by virtue of its position on a prominent elevation of the building, where public views of it would be highly prominent and where it would mask the original fabric and character of the building, would result in less than substantial harm to the heritage asset, the Listed Building and Conservation Area. This harm is not outweighed by any public benefit, contrary to paragraph 215 of the Framework, Policies SP11 and DM18 of the Local Plan: Fourth Edition and the Conservation Area Design & Development SPD. 

Application Ref:      25/0770/FUL
Proposal:
Full: Installation of 2 no. air conditioning units on the side gable elevation.

At:
The Old Library, Booth Street, Nelson

On behalf of:
Imam Organisation UK

REPORT TO NELSON, BRIERFIELD AND REEDLEY COMMITTEE ON 05TH JANUARY 2026

Application Ref:      25/0780/LBC
Proposal:
Listed Building Consent: Installation of 2 no. air conditioning units on the side gable elevation.

At:
The Old Library, Booth Street, Nelson

On behalf of:
Imam Organisation UK

Date Registered:
25/11/2025

Expiry Date:
20/01/2026

Case Officer:
Laura Barnes

Site Description and Proposal

The application site is a Grade II Listed Building dating from 1908. It is constructed of Yorkshire stone with the exception of the NE elevation which is painted render. 

The application seeks retrospective Listed Building Consent for the installation of two air handing units which at the time of the site visit had been inserted to the rendered elevation of the building. 

Relevant Planning History

19/0214/FUL: Full: Change of use from offices (Use Class A2) to Education Centre and Offices (Use Classes D1 and A2).

Approved with conditions

22/0229/FUL: Full: Change of use of office and education centre to place of worship (Use Class F1(f)).

Approved with conditions

Consultee Response

Conservation Consultants

Awaiting comments - An update will be provided to Members at the committee meeting

Public Response

The nearest neighbours have been notified by letter, a site & press notice have been displayed, without response.

Officer Comments

Policy
As with all applications the statutory requirement is that the application must be determined in accordance with the development plan unless material considerations indicate otherwise. The consideration of the application must also be in accordance with primary legislation which in this case is primarily the Planning (Listed Buildings and Conservation Areas) act 1990 (“the Act”). 

The Act states in section 16: 

In considering whether to grant listed building consent for any works the local planning authority or the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses. 
The development plan for the area is the adopted replacement Pendle Local Plan ("the Local Plan"). National planning policy is now contained in a single document - the National Planning Policy Framework ("the Framework"). Guidance on its implementation is contained in the online National Planning Practice Guidance. 

Pendle Local Plan: Fourth Edition

*The application has been determined against policies of the Pendle Local Plan Fourth Edition which is due to be considered for adopted by the Council on 18th December 2025. 

Policy SP01 (Presumption in Favour of Sustainable Development) echoes the presumption set out in National Policy and promotes the three strands of sustainable development: economic, social and environmental. Applications which accord with policies contained within the Local Plan will be approved without delay, unless material considerations indicate otherwise. 

Policy SP11 (Historic Environment) requires designated and non-designated heritage assets to be conserved and enhanced in a manner appropriate to their significance. 

Policy DM16 (Design & Place Making) seeks high quality design in all new developments. Proposals should promote local character and distinctiveness and demonstrate a good standard of amenity for existing and future occupants. 

Policy DM18 (Heritage Assets) states that the Council will support proposals which conserve and enhance Pendle’s historic environment. Where a proposal would result in harm of loss of significance to a heritage asset, this must be balanced against any public benefit associated with the scheme.

The Design Principles Supplementary Planning Document (SPD) applies to extensions and developments, setting out the requirements 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.

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. 

Paragraph 215 of the Framework sets out that where development proposals would lead to less than substantial harm to the significance of a designated heritage asset, this harm must be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use. 

Design and Heritage Impact

The air conditioning units have been installed to the building in a highly prominent location. They detract from the building’s importance within the Conservation Area and result in unacceptable harm to the Listed Building. There is no justification as to whether that harm is outweighed by public benefit. In fact, the applicant has put forward a case that the development would make a positive contribution to the local character and distinctiveness of the area by virtue of improving the quality of the internal spaces. The Council disagrees with this approach. The air handling units represent a modern incursion onto a prominent façade of a Listed Building which is entirely out of keeping with the character and appearance of the building. It represents inappropriate development which would result in harm to the Listed Building. 

As such, the proposals fail to accord with Policies SP11 and DM18 of the Local Plan: Fourth Edition, paragraph 215 of the Framework and the Conservation Area Design & Development Guidance SPD. 
RECOMMENDATION: Refuse

For the following reasons:

1. The proposed development by virtue of its position on a prominent elevation of the building, where public views of it would be highly prominent and where it would mask the original fabric and character of the building, would result in less than substantial harm to the heritage asset, the Listed Building. This harm is not outweighed by any public benefit, contrary to paragraph 215 of the Framework, Policies SP11 and DM18 of the Local Plan: Fourth Edition and the Conservation Area Design & Development SPD. 

Application Ref:      25/0780/LBC
Proposal:
Listed Building Consent: Installation of 2 no. air conditioning units on the side gable elevation.

At:
The Old Library, Booth Street, Nelson

On behalf of:
Imam Organisation UK
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