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REPORT OF THE DIRECTOR                          Plan No: 10/19/0174

Proposed development:  Full Planning Application for:  Double storey extension to side and 
part rear, single storey extension to rear and alterations to side garden to form additional 
parking.

Site address:
2 Heartwood Close
Blackburn
BB2 7QP

Applicant:  Mr Yaseer Patel

Ward:  Billinge & Beardwood

Councillor:  Julie Daley
Councillor:  Tasleem Fazal
Councillor:  Jackie Floyd

 



1.0 SUMMARY OF RECOMMENDATION

1.1 APPROVE – Subject to conditions; as set out in paragraph 4.1.

2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE

2.1 This Housholder application is presented to Committee through the Chair 
Referral Scheme, due to receipt of 9 neighbour objections; as summarised at 
paragraph 6.1, below. 

2.2 The proposal subject of this assessment is an amendment to the original 
submission, at the request of the Case Officer, due to an inappropriate first 
front balcony and unacceptable scale, which resulted in a disproportionate 
loss of the open side garden space.  The amendment is considered to 
address these issues through removal of the balcony, single storey side 
extension (attached to the proposed two storey side extension), a reduction 
from a 2 car width driveway to a single width driveway and removal of paving 
to the side of the property.  The amendment is otherwise acceptable in design 
terms and in securing acceptable levels of mutual amenity.

3.0 RATIONALE

3.1 Site and Surroundings

3.1.1 The application site is a detached dwelling set in a corner plot at the junction 
of Heartwood Close and Charnwood Close, Blackburn.  The wider area is 
formed by a sprawling residential development constructed during the late 
1980’s and early 1990’s that consists primarily of large detached family 
dwellings.

3.2 Proposed Development

3.2.1 Planning permission is sought for the erection of a double storey side 
extension, double and single storey rear extensions and additional single 
width driveway to the side of the property; as set out in the submitted 
drawings.

3.3 Development Plan

3.3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 
that applications be determined in accordance with the development plan 
unless material considerations indicate otherwise.



3.3.2 Core Strategy

 CS16 – Form and Design of New Development

3.3.3 Local Plan Part 2

 Policy 1 – The Urban Boundary
 Policy 7 – Sustainable and Viable Development
 Policy 8 – Development and People
 Policy 9 – Development and the Environment 
 Policy 10 – Accessibility and Transport
 Policy 11 – Design

3.4 Other Material Planning Considerations

3.4.1 Residential Design Guide Supplementary Planning Document

National Planning Policy Framework (The Framework) (2019)

The Framework sets out the government’s aims and objectives against which 
planning policy and decision making should be considered.  The following 
sections of the Framework are considered relevant to assessment of the 
proposal:

 Section 12 – Achieving well-designed places
 Section 15 – Conserving and Enhancing the Natural Environment

3.5 Assessment

3.5.1 Principle
The principle of the development is accepted, in accordance with the NPPF’s 
presumption in favour of sustainable development, which should proceed 
without delay, unless impacts which significantly and demonstrably outweigh 
the benefits of a proposal are identified; subject to assessment of the 
following matters:

3.5.2 Amenity
Policy 8 requires a satisfactory level of amenity and safety is secured for 
surrounding uses and for occupants or users of the development itself; with 
reference to noise, other pollution or nuisance, privacy / overlooking, and the 
relationship between buildings.

3.5.3 The two storey side extension will extend the width of the dwelling from its 
western flank by circa 4.5, towards no. 1 Heartwood Close.  Although 
bedroom windows in the side of the extension will oppose first floor bedroom 
windows at no. 1, an acceptable 21.5m separation will be maintained, 
ensuring adequate levels of mutual amenity that will guard against loss of 
privacy and any threat of dominance; notwithstanding the modest elevated 
land level of the application site.  



3.5.4 Separation between the side elevation of the two storey rear extension and 
the rear of no. 1 Stockwood Close will be circa 21.5m; well in excess of the 
13.5m minimum standard to be achieved - on account of the absence of 
proposed windows in the opposing side elevation of the extension.  The single 
storey rear extension has no discernible impact.

3.5.5 Generous separation guards against any material impact on adjacent 
properties at no. 3 Stockwood Close and 4 Heartwood Close.

3.5.6 The proposed single width driveway off Heartwood Close is not considered to 
pose any excessive threat to amenity by way of increased noise or pollution.  
Regardless, the driveway is recognised as ‘Permitted Development’ in 
accordance with the limitations of Schedule 2, Class F of the (General 
Permitted Development) Order 2015.  

3.5.7 Compliance with Policy 8 and supporting SPD policies is achieved.

3.5.8 Environment
Policy 9 requires incorporation of appropriate drainage measures, in order to 
demonstrate that development will not pose an unacceptable flood risk; and 
for consideration to be applied to trees that offer significant amenity value.

3.5.9 The proposed driveway includes drainage provision to guard against surface 
water run-off on to the public highway.

3.5.10 The proposed driveway will involve loss of two small trees.  Accordingly, it is 
considered prudent to require provision of a replanting scheme within the side 
garden; to be secured by condition.

3.5.11 Compliance with Policy 9 is achieved.

3.5.12 Highways
Policy 10 requires that road safety and the safe and efficient and convenient 
movement of all highway users is not prejudiced and that appropriate 
provision is made for off street servicing and parking in accordance with the 
Council’s adopted standards.  

3.5.13 The proposed driveway provides for appropriate additional off-street parking; 
in accordance with the Council’s adopted standards for a 4 bed dwelling.

3.5.14 Compliance with Policy 10 is achieved.

3.5.15 Design / Character and Appearance
Policy 11 requires a good standard of design and will be expected to enhance 
and reinforce the established character of the locality and demonstrate an 
understanding of the wider context towards making a positive contribution to 
the local area.

3.5.16 Although the proposed extensions are recognised as a significant increase in 
floor space of the host dwelling, they are considered to form proportionate and 



harmonious additions, taking into account the substantial plot size of the 
application site and the large scale family dwellings that define the wider area.  
In this context, the extended dwelling a short distance to the east, at no. 2 
Charnwood Close, is recognised.  The proposal will present as almost 
identical the street scene.

3.5.17 Although some loss of open garden to the west will occur, a substantial and 
proportionate section will be retained; thereby reducing the sensitivity of the 
proposal and maintaining the general theme of open garden space attributed 
to corner plots.

3.5.18 The position of the proposed single width driveway, although additional to the 
existing provision, is appropriately consistent with the pattern of off street 
parking along Heartwood Close.

3.5.19 Compliance with Policy 11 and supporting SPD policies is achieved.

3.5.20 Summary
This report assesses the Householder planning application for the proposed 
double storey extension to the side and rear of the dwelling, single storey 
extension to the rear and alterations to the side garden to form additional 
parking.  In considering the proposal, a wide range of material considerations 
have been taken into account to inform a balanced recommendation that is 
considered to demonstrate compliance with the aims and objectives of the 
Local Development Plan and The Framework.

4.0 RECOMMENDATION

4.1 Approve, subject to:

(i) Conditions which relate to the following matters:
 Commence within 3 years
 External walling and roofing materials to match existing
 Prior to occupation of the development, submission of replacement tree 

planting scheme
 Development to be in accordance with submitted details / drawing nos.

5.0 PLANNING HISTORY

5.1 10/10/0766 - Double storey side extension and garage conversion (approved 
on appeal).

5.2 10/11/0154 - Two storey side extension (amendment to 10/10/0766) and front 
porch.



6.0 CONSULTATIONS:

6.1 Public consultation has taken place, with 8 letters posted to neighbouring 
addresses.  In response, 9 objections were received which are shown within 
the summary below. 

7.0 CONTACT OFFICER:  Nick Blackledge – Planner, Development 
Management.

8.0 DATE PREPARED:  28th July 2019.



9.0 SUMMARY OF REPRESENTATIONS

Obj – Dr Yasmin Zakaria & Mr Rizwan Sidat, 1 Stockwood Close, Blackburn. Rec – 
17/04/2019



Obj - Dr Yasmin Zakaria & Mr Rizwan Sidat, 1 Stockwood Close, Blackburn. Rec – 
29/04/2019.



Obj - Dr Yasmin Zakaria & Mr Rizwan Sidat, 1 Stockwood Close, Blackburn. Rec – 
20/06/2019

Obj – Mr & Mrs Hounslow, 1 Heartwood Close, Blackburn. Rec – 28/04/2019

















Obj – Mr & Mrs Hounslow, 1 Heartwood Close, Blackburn. Rec – 21/06/2019







Obj – Sajid Mohammad Motiwala, 3 Stockwood Close, Blackburn. Rec – 26/04/2019



Obj – G M Entwistle, 8 Heartwood Close, Blackburn. Rec – 02/05/2019





Obj – Aileen J Cross, 5 Heartwood Close, Blackburn. Rec – 07/05/2019

Obj – Aileen J Cross, 5 Heartwood Close, Blackburn. Rec – 24/06/2019




