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Planing Planning and Licensing Committee UPDATE Report 17th January 2017

Agenda Item 4 (page 14) - 15/00996/FUL Land off Starring Road, Littleborough

Proposal

The applicant has submitted an updated layout plan (drawing number 03 Revision F) 
which states the width of Starring Road (wall to wall) at 3 locations.   

For clarity, the entrance into the site would on be enclosed by stone walls.  The 
section of the wall on the northern side of the access would attach to the retained 
stone wall which forms the boundary to Starring Road.  The section of the wall on the 
southern side would attach to the re-aligned section of the stone wall which will front 
a new footpath. 

Representations 

Six further letters of objection has been received which are summarised below: 

1. It appears that the wall on the western side of Starring Road is proposed to be 
relocated into the adjoining field. 

Officer Response.  The dry stone wall which lies along the western boundary 
of Starring Road does not lie with the development boundary.  The applicant 
has confirmed that this wall will remain in its current position and this is 
confirmed on the proposed layout plan. 

2. The 90 degree corner of Starring Lane and Starring Road has no footpath and 
no place for refuge for pedestrians.  It is not safe for pedestrians using this 
right of way if vehicular movements increase.

Response.  It is considered that the increase in traffic associated with 7 
additional dwellings would not cause any over-riding harm to the surrounding 
highway and the proposed access arrangements would operate safely.

3. It needs to be made clear to Members of the Planning and Licensing 
Committee that the dismissed appeal from 2000 (D38282 – Erection of two 
detached dwelling) sought access via the junction of Starring Road and 
Starring Lane.

Response. Located to the south west of the site, some 120m away, lies a 
vacant site which was refused planning permission in 2000 (D38282) for the 
erection of two detached dwellings for the following reason: - 

Access to the site is via unmade, single vehicle width sections of 
Starring Road and Starring Lane which is also a public footpath. The 
development would result in increased vehicular usage of this access 
and the increased likelihood of reversing manoeuvres by vehicles which 
would be detrimental to the safety of pedestrian users.

This previous decision is noted but there has been a significant change in the 
direction of planning policy in the last 16 years and therefore a material change 
in planning circumstances. The access arrangements proposed by this 
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application are different and the application must be assessed against 
planning policy in force at the time of the application and, as set out in the 
Officers report, it is considered that the proposed access arrangements are 
acceptable. 

4. If delivery vehicles unloaded within Starring Lane, the road would be blocked. 
In addition, if the field to the west of Starring Road was to be used as a 
construction compound a substantial amount of hardcore would have to be 
laid down.

Response.  In order to ensure appropriate measures are put in place to limit 
noise, nuisance and disturbance to the occupiers of neighbouring dwellings 
during the construction phase of the development, a condition is 
recommended which requires the submission of a Construction Management 
Plan. The CMS shall include details of how delivery vehicles will access the 
site and the location of the construction compound.  Planning permission 
would in any event be required for any construction compound to the west of 
the site. 

5. The applicants Transport Report and Autotrack Assessments were carried out 
before the boundary of Barkers Wood was reinstatement.  

Response.  Following the reinstatement of the boundary fence to Barkers 
Wood, the Council’s Highways Officer has reassessed the proposal and 
concluded that the junction of Starring Road and Starring Lane would operate 
safely.

6. There is no mention of the Sandersons Associates (Consulting Engineers) 
report.

Response.  Although all the letters of objections received are summarised 
within the report presented to Members, further details on the letter received 
from Sandersons Associates is detailed below, followed by the Officer 
response.  

 The surfaced part of the track opposite the application site is not presently 
wide enough for two vehicles to pass each other.

Response.  The access road fronting the majority application site will be 
widened to 5.5 metres and therefore vehicles will be able to pass one 
another. In addition  a footway will be provided along part of the site 
frontage.  These improvements can be delivered within land over which 
the applicant has ownership/control (i.e. within the application site) or in 
the adjoining road where rights exist to make such improvements to the 
existing road.  

 It appears that the existing dry stone wall (on the site frontage) is set back 
with a footway provided at the side of the existing surfaced track, but the 
track is not widened. It also seems to show that the dry stone wall on the 
western side would be set back with a new hedgerow behind.
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Response.  In order to provide the footway along part of the site frontage 
the existing stone wall will be repositioned within the site. The applicant 
has confirmed that the wall on the western side of Starring Road will 
remain in its current position and this is confirmed on the proposed layout 
plan. 

 It is unclear if the Applicant has any legal interest in the track comprising 
Starring Road to allow any works to it and provide a footway contiguous 
with the existing surfaced track or any widening to the surfaced track.

Response.  As stated above the highway works can be delivered within 
land over which the applicant has ownership/control (i.e. within the 
application site) or in the adjoining road where rights exist to make such 
improvements to the existing road.

 The ability of a fire appliance or refuse vehicle to turn within in the 
application site access has not been tested and this could be more difficult 
if the existing track is not widened and the existing drystone walls retained.

Response.  The Councils Highways Officers consider that the proposed 
access arrangements would operate safely.

 Reference to the swept path diagrams show that the full width of the 
surfaced track (Starring Road) is needed and if there are parked cars at 
the end of Starring Lane or cars approaching the junction on either 
Starring Lane or Starring Road, these would conflict with the swept paths 
provided.   It is therefore apparent that cars approaching on Starring Lane 
would need to be able to see vehicles (approaching from the north) on 
Starring Road so that they could wait at the end of Starring Lane to allow a 
vehicle to exit Starring Road. If they do not do this, a vehicle on Starring 
Road would need to reverse to the branch track.

Response.  The Councils Highways Officers consider that the proposed 
access arrangements would operate safely.

 Reference to Section 2 of the Transport Statement provides some 
information about the predicted level of vehicular trips for the application 
and indicates 4 two-way trips in each of the AM and PM peaks. With 
regard to daily trips the TRICS output in Appendix A indicates that there 
could be 4.745 two way trips per unit, some 33 trips. Given that there are 
also existing properties (6 to the north and 2 to the west) using Starring 
Road the peak hour flows would be around 8 two way trips. From this, it is 
likely that on occasions there will be a need for two vehicles to pass and 
for a vehicle to pass a pedestrian using the public footpaths.

Response. The Council’s Highways Officer has reviewed the Transport 
Report and does not raise any objections to its findings. It is considered 
that the increase in traffic associated with 7 additional dwellings would not 
cause any over-riding harm to the surrounding highway capacity and the 
proposed access arrangements would operate safely.
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Agenda Item 5 (page 14) - 15/01281/FUL Land off Baytree Lane

Representations

In addition to the public comment identified in the officer report, a further objection 
was also submitted during the course of the application.  The identified issues are 
addressed in the report but for completeness, officer comments on each of the 
issues raised are provided below:

“We have traded at our factory for over 40 years and this is a designated 
industrial area.  We are steel fabricators and as such are not particularly quiet 
when carrying out our work.  Our normal working hours are 8 to 5 Monday to 
Friday and 8 to 12 on Saturdays. Occasionally we stay open late or open 
early to accommodate deliveries. We also provide out of hours breakdown 
and sometimes break in cover for some customers. The amount of 
disturbance we produce has therefore never been an issue. If we become 
surrounded by housing we will be unable to carry on trading without upsetting 
our new neighbours.”

Officer comment – this issue has been carefully assessed by officers 
(including Environmental Protection).  The scheme includes extensive 
acoustic fencing and there is a planning condition (condition no 12) which 
requires the developer to undertake noise monitoring in accordance with set 
noise limits prior to the occupation of the development.

“It will also affect the vehicle balance of the area. Baytree Lane is the overspill 
car park for Mills Hill Station. Some consideration should be given to this 
regarding the houses planned that face onto Baytree Lane.”

Officer comment – the proposal includes 2 parking spaces per dwelling which 
is in accordance with Council policy.  Therefore, there is no reason why 
residents should park on Baytree Lane.  The loss of on-street parking in 
association with Mills Hill railway station is not a reason for refusal. 

“The latest Ofsted Report for the nearest primary schools, Elmwood and Mills 
Hill, show concern that they both have more pupils than the national average.”

Officer comment – Education contributions are likely to deem the scheme 
unviable and would inhibit the development unnecessarily contrary to 
paragraph 176 of the NPPF.

“Also the development drawing does not show any communal play areas for 
the children.”
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Officer comment – The provision of open space in this case would deem the 
scheme unviable.  However, it is acknowledged that such provision would 
ordinarily be necessary to make this development acceptable in planning 
terms and this is clearly set out in the Council’s ‘Provision of Recreational 
Open Space in New Housing’ Supplementary Planning Document.  Therefore, 
due to the lack of proposed open space or off-site contribution, the application 
is considered to conflict with the Council’s Provision of Open Space in New 
Housing and policy C8 of the Core Strategy but, overall, the wider benefits of 
new housing on this site are considered to outweigh this policy conflict as set 
out in the officer report.

Planning Obligations and Viability

The applicant’s submitted Viability Appraisal (VA) has been assessed by the 
Council’s surveyor. They have requested additional information which the applicant 
is preparing.

The current VA demonstrates that the development would return a minimal profit for 
the developer.  Therefore, though the applicant will need to revise the VA to address 
the comments made by the Council’s surveyor; on the basis of the submitted 
information, it is considered unlikely that the development would return a significant 
profit.

Recommendation

Therefore, it is recommended that the committee resolve that it is minded to grant 
planning permission with the release of the decision notice delegated to the Chief 
Planning Officer on receipt and agreement of the revised viability information.  This 
would allow the applicant to submit a revised Viability Appraisal which would be 
reassessed by the Council’s Surveyor. If the development was considered to be 
viable to an extent that S106 contributions could be payable, the application would 
be re-presented to Planning and Licensing Committee at a future date.

Amended condition – Amend condition 2 to include the following plan references:

SK489-PL-01 Rev C
SK489-PL-L01 Rev PL1
SK489-SS-01
SK489/MAT-01
IRWL-01
GRANT-01
GRANT-6.1-DET
WEAV-01
WEAV-6.0-DET
WEAV-6.0-SEMI
GRWE-01
GRWE-02
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GRWE-6.1-SEMI
ELLE-01
ELLE-6.0-SEMI(A)
ELLE-UP-01
ELLE-UP-6.1 4BLK
WEAV-UP-01
ELLE-UP-6.0 3BLK
ELLE-UP-6.0 4BLK
STAM-01
STAM-6.0
DEE-01
DEE-6.0-SEMI
DEE-6.1-SEMI
NSD 9001
NSD 9002
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