
Application Number: 16/00396/FUL    Ward: Littleborough Lakeside      

Proposal: Conversion of the office into 4 apartments, the part conversion of the 
warehouse into 4 dwellings and 2 apartments and the conversion and single storey 
extension to the engine house into a single dwelling, together  with the demolition of all 
the other buildings and the erection of 25 dwellings.

Site Address: Proofings Technology Ltd  Hare Hill Road Littleborough OL15 9AD 

Applicant: Mr Phil Wiggett,  Wiggett Construction Ltd.

Agent: Mr Tom Riggall,  HNA Architects Ltd

RECOMMENDATION: support the application, subject to the conditions set out below, 
and defer and delegate the decision to the Chief Planning Officer in order to ensure 
satisfactory amendments



SCHEME OF DELEGATION

The proposal involves a major residential scheme on an existing employment site and 
therefore represents a significant departure from the Development Plan. 

SITE

The application site relates to Hare Hill Mill, which is located on the fringe of Littleborough 
Town Centre. The buildings stand on the east side of Hare Hill Road, which runs northwest 
from the town centre towards the outlying district of Shore and the moors beyond. The 
buildings at the site frontage form a notable landmark on Hare Hill Road, where they mark 
its transition from the town centre to residential streets.  The site is approximately 0.76 
hectares and all the buildings, apart from the tower, lie within the Littleborough Town Centre 
Conservation Area.

The site is bounded on the north and east by Hare Hill Park, which forms an attractive 
wooded backdrop to the site, and to the south by terraced houses on Sale Street. The park 
contains a community building and other recreational features including a children’s play 
area.  Three listed (all Grade II) structures lie within the park which are the bandstand, a 
drinking fountain and a folly.   

The area to the south of the site consists of informal amenity land with grass and trees with 
pedestrian routes.

Most of the housing in the area is traditional terraced style, including properties adjoining the 
south east boundary.  A sheltered housing development has recently been completed off 
Inglis Street.

Vehicular access into the site is taken directly from Hare Hill Road.  A small car park lies to 
the north west of the access into the site.  

The site is currently occupied by Proofing Technology Ltd who engage in the manufacture of 
elastomeric coated textiles.  The company currently employs about 20 people and they are 
currently looking for alternative business premises within Rochdale.

PROPOSAL

This is a full application for the conversion of the office block into 4 apartments, the part 
conversion of the warehouse into 4 dwellings and 2 apartments and the conversion of the 
engine house into a single dwelling. The works to the engine house include the provision of 
a porch. The proposal also includes the demolition of all the other buildings together with the 
erection of 25 no. dwellings on the site.

The proposal as originally submitted sought to demolish the engine house.  Following 
discussions with officers of the Council, the proposal was amended to include the 
conversion of the engine house. The engine house would be converted into a single 
dwelling and the works to it involve a small porch extension which would face towards Hare 
Hill Road.  The converted engine house would contain a side/rear garden and would lie 
adjacent to a communal car park.  To the front of the engine house would be a courtyard 
extending from Hare Hill Road to the residential units within the converted warehouse.  

The office building it is proposed to be converted to provide 4no. two bedroom apartments.  
The external door serving the apartments would face across a courtyard and the majority of 
the existing windows would be utilised.  The future occupiers of the apartments would have 
access to a communal car park and enclosed bin store located behind the building.  

The warehouse would be converted to provide 4no. dwellings and 2no. apartments.  The 
dwellings would be set over two floors and would contain one external entrance door which 
would face across a private garden and towards the communal car parking area. Each 
dwelling would be provided with two bedrooms.  The 2no. apartments would contain two 



bedrooms and one of them would be accessed from the rear elevation of the building while 
the other one would be accessed from Hare Hill Road. As part the conversion works to the 
warehouse, its rear elevation and roof are proposed to be demolished and reconstructed.

Two rows of terraced dwellings are proposed to front Hare Hill Road and they would lie in 
between the proposed access into the site and the vehicular access into Hare Hill Park.  The 
dwellings would be set over two levels with front and rear gardens.  Behind the rear gardens 
would be a communal car park which would contain 14 car parking spaces.  

The other group of proposed dwellings would lie towards the rear of the site, adjacent to the 
boundary with Hare Hill Park.  The dwellings which overlook the park would be set over 3 
level, with front and rear gardens and the majority of them would contain in-curtilage car 
parking spaces.    

In total, the development comprises of the following accommodation: 

 19no. two storey, 3 bedroom houses 
 11no. three storey, 4 bedroom houses 
 6no. 2 bedroom apartment

Vehicular access into the site would be taken directly from Hare Hill Road.  Pedestrian 
footpaths would lie along the new access.

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF)

The Department for Communities and Local Government published the NPPF on 27 March 
2012.  The NPPF set out the Government’s planning policies for England and how these are 
expected to be applied.  

National Planning Practice Guidance (NPPG)

The government published its NPPG on 6 March 2014. This is intended to complement the 
NPPF and to provide a single resource for planning guidance, whilst rationalising and 
streamlining the material. Almost all previous planning Circulars and advice notes have 
been cancelled. Specific reference will be made to the NPPG or other national advice in the 
Analysis section of the report, where appropriate.

Core Strategy

The Council adopted the Core Strategy on 19th October.  The following policies of the 
adopted Core Strategy are relevant.

SO1 To deliver a more prosperous economy
SO2 To create successful and healthy communities
SO3 To improve design, image and quality of place
SO4 To promote a greener environment
SO5 To improve accessibility and deliver sustainable transport

SD1 Delivering sustainable development

C1 Delivering the right amount of housing in the right places
C2 Focusing on regeneration areas and economic growth corridors/areas
C3 Delivering the right type of houses
C4 Providing Affordable Housing 



C6 Improving health and well being
C7 Delivering education facilities
C8 Improving community sport, leisure and cultural facilities

P1 Improving image
P2 Protecting and Enhancing Character, Landscape and Heritage 
P3 Improving design of new development

G6 Enhancing green infrastructure
G7 Increasing the value of biodiversity and geodiversity
G8 Managing water resources and flood risk
G9 Reducing the impact of pollution

E2 Increasing jobs and prosperity 

T2 Improving accessibility

DM1 General development requirements
DM2 Delivering planning contributions and infrastructure

Saved UDP Policies 

The following policies of the UDP have been saved and are relevant to the proposal.

G/D/1 Defined Urban Area 
BE/16 Demolition of buildings in Conservation Areas
BE/17 New Development Affecting Conservation  Areas 
BE/18 Changes of Use to Buildings in Conservation Areas
EM/7 Development and Flood Risk 
EM/8 Protection of Surface and Ground Water 

Supplementary Planning Documents (SPD)

Oldham and Rochdale Residential Design Guide SPD
Guidelines and Standards for Residential Development SPD 
Provision of Recreational Open Space in New Housing SPD
Affordable Housing SPD

Also relevant is the Littleborough Town Design Statement 

RELEVANT SITE HISTORY

No relevant history.

REPRESENTATIONS

Highways And Engineering – Raise no objections and the comments are summarised 
below:  

 The applicant has proposed a 110% dedicated parking provision. For a development of this 
size and nature a minimum of a 150% is usually required. However this development is 
located in Littleborough Town Centre; therefore this development can be accessed via 
sustainable transport methods alternative to car travel. In addition a range of retail and 
community services are located within walking distance of the proposed development. There 
are no objections regarding the dedicated parking proposal. 

 The level of traffic this development would generate will not create a significant negative 
impact upon the existing local highway network. Therefore there would be no capacity issues 
due to the approval of this residential development.



 The proposed new access would provide a visibility splay in both directions of 2.5m x 33m 
which is considered to be acceptable.   

 The applicant has proposed 5.5m carriageways and 2.0m footways throughout the 
development which is acceptable.  

 I have no concerns regarding refuse collection from this location. 

Lead Local Flood Authority – Raises no objection the scheme. 

Greater Manchester Ecology Unit (GMEU) - Initially requested that further bat surveys are 
undertaken prior to the determination of the application.  

Following this request the applicant confirmed they have an option to purchase the site 
subject to receiving planning permission and they are prevented from carrying out further 
survey work due to the potential safety issues of undertaking such work within a working 
factory. 

Following the response from the applicant, GMEU have updated their comments and they 
accept it is not possible to carry out further survey work and therefore they have requested 
in this case that a condition be imposed which requires the further bat surveys to be 
undertaken prior to any works commencing. 

Green Infrastructure Officer – There are no potential conflicts with the retained trees or with 
the proposed new planting within this proposal.  None of the trees proposed for removal 
within the conservation area are worthy of protection under a TPO.  The new trees and other 
planting detailed in the Landscape Proposal (Drawing No 5216.01) will improve the 
boundary with the park and mitigate the removal of the largely low quality, suppressed 
specimens that currently contribute little amenity to the surrounding area.  

Greater Manchester Archaeological Advisory Service - Recommend that in order to secure 
archaeological interests the following condition be attached to the planning consent: 

No demolition or development shall take place until the applicant or their agents or 
successors in title has secured the implementation of a programme of archaeological 
works. The works are to be undertaken in accordance with a Written Scheme of 
Investigation (WSI) submitted to and approved in writing by the local planning 
authority

United Utilities - United Utilities raises no objection to the proposed development provided 
that the following conditions are attached to any approval: 

Condition 1 
Foul and surface water shall be drained on separate systems. 

Condition 2 
Prior to the commencement of any development, a surface water drainage scheme, 
based on the hierarchy of drainage options in the National Planning Practice 
Guidance with evidence of an assessment of the site conditions shall be submitted to 
and approved in writing by the Local Planning Authority. 

The surface water drainage scheme must be in accordance with the Non-Statutory 
Technical Standards for Sustainable Drainage Systems (March 2015) or any 
subsequent replacement national standards. In the event of surface water draining to 
the combined public sewer, the pass forward flow rate to the public sewer must be 
restricted to 5 l/s. 

Condition 3 



Prior to the commencement of the development a sustainable drainage management 
and maintenance plan for the lifetime of the development shall be submitted to the 
Local Planning authority and agreed in writing. 

The Coal Authority - Concurs with the recommendations of the Phase 1 Desk Study Report; 
that coal mining legacy potentially poses a risk to the proposed development and that 
intrusive site investigation works should be undertaken prior to development.

Historic England - Comment that there is no objection principle to the convert the site to 
residential use and it is considered that the new buildings on site show considerable local 
character.  However the loss of the stone tower, the engine house, the weaving shed, the 
blanket mill, the warehouse, the remains of a late 19th century warehouse and the 
transformer houses as well as the rear façade of the warehouse would harm the close 
relationship between Littleborough and the textile industry which led to its development.  As 
such the proposal would harm the significance of the Littleborough Conservation Area; the 
level of harm is considered to be high. Such harm requires convincing justification.  It will be 
for the local planning authority to consider whether the development meets the tests for 
harm and whether the harm is outweighed by public benefits (paragraphs 132 &134 of the 
NPPF).

Officer Update: The consultation response from Historic England was in response to 
scheme as originally submitted, which sought to demolish the engine house.  Following 
discussions with the applicant, the scheme has been amended to include the conversion of 
the engine house.  Following this amendment, Historic England was re-consulted and no 
response was received. 

The Victorian Society - Thank you for your email of 12 September notifying the Victorian 
Society of the amended proposals for the Hare Hill Mill. While we welcome the proposed 
retention and conversion of the engine house, we are disappointed that the scheme has not 
been amended in accordance with our advice concerning the mill tower. As we pointed out 
previously, the tower is one of the mill’s two most significant structures, and by far its most 
prominent. The Conservation Area Appraisal notes that the mill tower is a building of “high 
local significance” and it is acknowledged as serving something of a landmark role in 
Littleborough. Its loss would cause serious harm to the character and appearance of the 
conservation area and one’s appreciation of its history and development. We therefore 
maintain our objection to its demolition and urge the applicant to reconfigure the proposed 
site layout so that it might be retained as part of the wider scheme.

Twentieth Century Society - Welcome new use for the site, but consider that the local 
industrial heritage is an asset and should be celebrated as a feature, rather than subjected 
to near wholescale demolition. We therefore urge that alternative schemes which involve 
greater retention of the key buildings are explored in this instance.

Conservation and Design – As the textile industry is fundamental to the heritage of 
Littleborough this mill complex clearly has a high level of local significance in the town and I 
would prefer the retention of the entire mill complex.  The application proposes the 
demolition of all of the buildings except for the former office building, the façade of the early 
C20 works building facing Hare Hill Road and the former engine house and I welcome the 
retention of these significant structures.  Although I would prefer to see the tower retained 
(high significance), I accept that this is an undesignated heritage asset outside the 
conservation area.
 This development clearly causes harm to the character and significance of the conservation 
area.  Although the buildings are undesignated in their own right they are an important part 
of the heritage of Littleborough.  The harm lies in the demolition of all of the medium and low 
significance buildings on the site, along with the tower which is located outside the 
conservation area.  A cluster of high significance buildings on Hare Hill Road are retained as 
part of this proposal and this reduces the harm to some extent as these buildings are a 
prominent feature on Hare Hill Road.



The public benefit of the proposal is the provision of housing on a brownfield site within the 
centre of Littleborough and the removal of elements of the complex that give a negative 
contribution to the character of the conservation area.  Due to the retention of significant 
buildings on this site including the engine house, and the sensitive materials proposed for 
the new build and landscaping, I consider on balance that the public benefit outweighs the 
harm to this undesignated heritage asset.

I do not object to the proposal to develop this site while retaining significant structures and 
ensuring that the materials and design detailing are sensitive to the conservation area.

Strategic Planning Service (Transport) - Comment that the site does not lie within an Air 
Quality Management Area. However there are a number of sensitive receptors nearby so 
the applicant will be required to prepare and implement a Dust Management Plan in line with 
the Institute of Air Quality Management Guidance on the Assessment of Dust. This should 
cover both the demolition and construction phases of the proposed development.

Natural England - Based upon the information provided, Natural England advises the 
Council that the proposal is unlikely to affect any statutorily protected sites.

Environment Agency – Raise no objection in principle but would wish to make the following 
comments in respect of the risks to controlled waters from land contamination:
 The submitted Phase 1 Desk Study report indicates the site has been utilized for a 

number of potentially contaminative land uses including the current textile proofing 
works and former woollen mill. Potential sources off-site include the former 
Littleborough Gas Works located adjacent to the southern site boundary.

 Controlled waters potentially at risk include the underlying Secondary A aquifers, a 
unnamed tributary watercourse located ~200m north east of the site, the River Roch 
located ~300m south of the site and reservoirs located on site. 

Given additional works are required to enable the risks to controlled waters to be fully 
assessed we recommend the following planning conditions are included within any planning 
permission granted for the site to ensure any unacceptable risks to controlled waters are 
appropriately assessed and mitigated during the redevelopment of the site: 

 A site investigation scheme, to provide information for a detailed assessment of the 
risk to all receptors that may be affected, including those off site.  The investigation 
will include an options appraisal and remediation strategy. A verification plan will be 
submitted providing details of the data that will be collected in order to demonstrate 
that the remediation measures are complete and it will identify any requirements for 
longer-term monitoring of pollutant linkages, maintenance and arrangements for 
contingency action.

 If, during development, contamination not previously identified is found to be present 
at the site then no further development shall be carried out until the developer has 
submitted a remediation strategy to the local planning authority detailing how this 
unsuspected contamination shall be dealt with and obtained written approval from 
the local planning authority.

The Environment Agency request that they are consulted on the details submitted to 
discharge these conditions and any subsequent amendments/alterations. 

Public Protection (Noise) – Raise no objections subject to conditions to ensure appropriate 
hours of construction and the following noise levels are achieved:

 40 dB(A) leq 1 hour in dining areas with windows shut and other means of ventilation 
provided between 7 am and 11pm.

 35 dB(A) Leq 1 hour in all other habitable rooms with windows shut and other means of 
ventilation provided between 7 am and 11pm.



 30dB(A) Leq 5mins in the bedrooms with windows shut and other means of ventilation 
provided between 11pm and 7am.

 55dB(A) in external amenity areas.

Greater Manchester Police Design for Security – The proposed development should be 
designed and constructed in accordance with the recommendations contained within section 
3.3 of the submitted Crime Impact Statement dated (23/03/2016 – URN: 2016/0068/CIS/01 
Version A)

Environmental Control (Landfill Gas) – Raise no objection and request a condition is 
imposed requiring a site Investigation and assessment to be submitted.

Sport England – Raise no objections.

REPRESENTATIONS

Letters of notification were sent to neighbouring properties and notices were displayed in the 
vicinity of the site and in the local press.  Four letters of objection and three letters of support 
have been received.  The issues raised are detailed below and are addressed in the 
Analysis section of this report:

Objections

 The proposed development may contribute to a further 50 vehicles exiting onto an already 
congested Hare Hill Road each day. The development would cause significant disruption and 
inconvenience to residents of Hare Hill Road.

 The site should be developed to provide sports facilities. 
 We have concerns regarding the increasing pressure of the proposal on local facilities such 

as schools, health services, congestion and car parking
 The loss of the industrial site within Littleborough is just another step towards Littleborough 

becoming just a commuter town.
 To say that the buildings due to their condition are no longer viable for employment use is 

easily remedied.  The council has the powers to force the owners to bring the buildings up to 
a reasonable standard.

 The questionnaire which forms part of the emerging Local Neighbourhood Plan states that 
53% of respondents are unhappy with recent housing developments. It is clear that this 
dissatisfaction is largely due to concerns about the quality, type, location which were felt not 
to reflect local character and identity

Support 

 We are fully in support of the revised plans.
 We are in full agreement of the planning application to demolish industrial buildings and build 

apartments/dwellings on the site. This is long overdue and the old mill buildings have 
been falling into a dilapidated state for some time,.

In addition a letter of representation has been received from the Littleborough Civic Trust 
and their comments are summarised below. 

 It is safe to say that the site is not locally renowned for the safe handling of the highly toxic 
materials used therein. This is something that residents on Hare Hill Road will easily attest to 
having been evacuated several times over the years because of the spillage of highly toxic 
materials at the site. Indeed, several people who have worked at the site over the years have 
talked to us about their concerns regarding the safety of the site and in particular the area 
marked on 19th century maps as “lodges”. This is a local term used to describe small 
reservoirs at least one of which, we are told, was regularly used to dispose of quantities of 
toluene and naphtha both of which are highly toxic. We would ask that a more rigorous 



examination of the existing site is undertaken prior to demolition (or, indeed, any work being 
undertaken on the site), to reduce the risk of the accidental release of toxic chemicals next to 
a public park, in close proximity to a children’s playground and a home for elderly people in 
need of care, and within a moderately densely populated area.

 So far, only a daytime bat survey has been conducted and, equally, it was not possible to 
access all parts of the site and, in particular, the tower. We suggest that, in accordance with 
best practice, at least three exit and entry surveys be undertaken between May and 
September 2016/17 and spread over the survey season.

 The mill, in its various incarnations, has played a significant role in the development of the 
local community (as is recognised in the “Heritage Statement”). We expect that, before 
demolition commences, the applicant provides: a detailed archaeological survey of the 
buildings.  

 The proposed development has both positive and negative implications for Hare Hill Park as 
a community asset. It would be beneficial if plots 26 to 37 fronted onto the Park rather than as 
at present with their backs to it. We would expect that the conditions applied to granting 
planning permission strongly emphasise that no part of the park will be damaged by the 
proposed works nor, at any time will any part of the park have restricted public access 
whether prior to, during or subsequent to the intended work.

 We have concerns regarding the increasing pressure of the proposal on local facilities such 
as schools, health services, congestion and car parking.

ANALYSIS

Principle of Development

The National Planning Policy Framework (NPPF) promotes a presumption in favour of 
‘sustainable development’, which it states means approving proposals that accord with the 
development plan without delay.  In addition, Core Strategy policy C1 states that providing 
the right amount of homes in the right places will widen housing choice, attract and retain 
residents, create attractive, safe and successful neighbourhoods and support regeneration 
and increase prosperity.  

Currently the latest published information suggests that the Council can demonstrate a 5.4 
year supply based on the Core Strategy target of delivering at least 460 net additional 
dwellings per year up to 2028.  The application site is previously developed due to its 
existing use and it is also recognised that the proposal would make a valuable contribution 
to the supply of housing in the borough in a sustainable location.  The proposal therefore 
complies with Core Strategy policy C1 and the NPPF which seeks to achieve sustainable 
development.

Notwithstanding the above, the site is presently used for employment purposes and 
allocated as such in the Saved UDP, hence it must be considered against Core Strategy 
policy E2. This policy sets out a number of criteria which are required to be met if a 
proposed non employment use is to be accepted: 

i. There is a proven lack of demand for the site for a sustainable employment use, it is not 
suited in land use terms to any employment use and there is a satisfactory employment 
land supply in the area; and 

ii. It would not impact on the ability of existing businesses to operate satisfactorily; and; 
iii. It will enable high quality mixed use employment development on strategic corridors, 

close to centres or transport interchanges, or 
iv. It will help support the delivery of regeneration proposals in a priority regeneration area; 

or 
v. Redevelopment of the site would enable reinvestment that will provide jobs in the 

borough; or 
vi. Development would remove a severe environmental problem.



Within policy E2 it is also stated that change of use to non-employment uses will only be 
permitted where it can be demonstrated that the change of use will not result in the loss of 
jobs in the local area or measures are proposed to mitigate the impact of any job losses.  

In terms of criterion (i) the majority of the floorspace within the site is not in use and having 
viewed each building, it is clear that many of these have not been used for a considerable 
period of time. The applicant has provided evidence to demonstrate that the site has been 
marketed since 2011 with limited interest and it is clear that the nature, scale and layout of 
the buildings means that the site in general does not meet modern requirements for 
employment uses. The location of the site and the fact that it is adjacent to residential 
properties also means that a view could be taken that the premises is no longer suited in 
land use terms to continued employment use.

With regard to criterion (ii) adjacent to the site are non-employment uses and therefore this 
criterion is not relevant. Criterion (iii) is not relevant as the site does not lie on a strategic 
corridor. 

With regard to criterion (iv) although the site does not lie within an identified priority 
regeneration area, the scheme would deliver a good mix of house types with three and four 
bed houses along with two bed apartments.  The proposal is compatible with adjoining uses 
and it would make a valuable contribution to the supply of housing in the borough in a 
sustainable and highly accessible location. 

With regard to criterion (v) the current occupier of the site, Proofings Technology, has 
provided a letter to confirm that in order to secure the long term future of the business they 
will be relocating to a new facility within Rochdale with no redundancies. They also comment 
that the relocation will take place whether the development is given planning permission or 
not as the current site is too large and inefficient in terms of energy wastage and 
maintenance. It is therefore possible that retaining the site in employment use runs the risk 
attracting a lower end employment uses, which may have an adverse impact on local 
amenity and cause the condition of the buildings to deteriorate further.   

Although the site is contaminated and the operations associated with the current business 
are likely to cause some nuisance to the occupiers of the adjacent dwellings, it not 
considered any of these problems are severe.  However, due to the close proximity of the 
adjacent dwellings to the site, it is obvious that if the business was to relocate from the site, 
the amenities of the occupiers of the adjacent dwellings would improve. The issues 
regarding the presence of contamination on the site due to previous uses and activities are 
discussed elsewhere within the report.

In addition to Core Strategy Policy E2, paragraph 22 of the NPPF states that ‘planning 
policies should avoid the long term protection of sites allocated for employment use where 
there is no reasonable prospect of a site being used for that purpose…where there is no 
reasonable prospect of a site being used for the allocated employment use, applications for 
alternative uses of land or buildings should be treated on their merits having regard to 
market signals and the relative need for different land uses to support sustainable uses’. 

As stated above only part of the site remains in use for employment purposes and it is clear 
that the buildings do not meet modern requirements for employment uses. It is therefore 
accepted that alternative sustainable uses should be considered.  

In summary, given the nature of the site and the ability to secure a quality, long term 
tenant/use that would be appropriate taking account of the location of the premises and the 
neighbouring uses, would appear limited. Therefore retaining the site in employment use 
runs the risk of attracting lower end employment uses which may have an impact on the 
appearance of the site and local amenity.  Furthermore the site is adjoined by non-
employment uses, including residential, and the loss of the business which is not subject to 
any planning controls would improve the amenity of the occupiers of the nearby dwellings.  



Given the above, the principle of residential development on the site is therefore considered 
to be acceptable and accords with policies E2 and C1 of the Core Strategy and the NPPF. 
This factor must however be balanced against all other material considerations, which are 
outlined below.

Conservation and Heritage Assets

Policy Background

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 establishes 
that special attention should be paid to the desirability of preserving or enhancing the 
character or appearance of the Conservation Area. The House of Lords in the South 
Lakeland case decided that the “statutorily desirable object of preserving the 
character of appearance of an area is achieved either by a positive contribution to 
preservation or by development which leaves character or appearance unharmed, 
that is to say preserved.” 

Section 66 of the Act sets out a general duty to have special regard to the desirability of 
preserving listed buildings and their settings.  The recent Court of Appeal decision in the 
case of Barnwell vs East Northamptonshire DC 2014(2) made it clear that in enacting 
section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 (1) 
Parliament’s intention was that ‘decision makers should give “considerable 
importance and weight” to the desirability of preserving the setting of listed buildings’ 
when carrying out the balancing exercise'.

When considering the impact of a proposed development on the significance of a 
designated heritage asset, the NPPF states that great weight should be given to the asset’s 
conservation (paragraph 132 of the NPPF).  The significance of a heritage asset may be 
archaeological, architectural, artistic or historic according the National Planning Policy 
Framework and derives not only from its physical presence but also from its setting.  In 
Conservation Areas opportunities should also be sought to enhance or better reveal their 
significance. Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the public 
benefits of the proposal, including securing its optimum viable use.

Background to the site and the heritage assets

Hare Hill Mill was a former woollen mill established by the mid 1840s and by 1860 it was 
operated by the Littleborough Co-Operative Society.  The surviving buildings date from two 
periods, the 19th century and a major enlargement of the 1920s.  The surviving buildings 
within the site comprise non-designated heritage assets, and with the exception of the 
engine tower, lie within the Littleborough Town Centre Conservation Area, a designated 
heritage asset.

The oldest surviving buildings are the offices, engine house and a high tower from the 
original mill.  The 1920s structures comprise a warehouse fronting Hare Hill Road, a single 
storey weaving shed to the rear, a three storey former blanket mill and a former wool 
warehouse.   The relative significance of these buildings are confirmed below: - 

Buildings of high local significance: the offices, 1920s warehouse, former 
engine house and remains of the tower 

Reason: All have a notable streetscene presence on Hare Hill Road, and the tower is 
visible in glimpsed views from nearby streets. Furthermore the remnants of the 
original 19th century mill have local historic interest through their associations with 

https://historicengland.org.uk/advice/hpg/decisionmaking/legalrequirements/#(2)
https://historicengland.org.uk/advice/hpg/decisionmaking/legalrequirements/#(2)
https://historicengland.org.uk/advice/hpg/decisionmaking/legalrequirements/#(2)
https://historicengland.org.uk/advice/hpg/decisionmaking/legalrequirements/#(1)
https://historicengland.org.uk/advice/hpg/decisionmaking/legalrequirements/#(1)
https://historicengland.org.uk/advice/hpg/decisionmaking/legalrequirements/#(1)


the earliest buildings of the site and their association with the Littleborough Co-
operative Society.   

The proposal seeks to retain the offices and the former engine house.  The front 
facade of the warehouse would be retained while the remains of the tower would be 
demolished.  

Buildings of moderate local significance: the three-storey former blanket mill 

Reason: a large building which has some townscape presence, appearing in 
glimpsed views from Hare Hill Road, Hare Hill Park and Sale Street. It is also of 
historic interest as being the most substantial structure of the 1920s expansion of the 
site, being built in two stages. However its appearance, with boarded-up and blocked 
windows, compromises its significance. 

It is proposed to demolish the blanket mill. 

Buildings of low local significance: the remains of the late 19th century 
warehouse, the single-storey weaving shed, the former wool warehouse, the 
lavatory block and the transformer house 

Reason: the remains of the late 19th century warehouse are fragmentary, only 
around a quarter of the original building; the remaining buildings are all l920s or later 
and have comparatively low architectural/historic interest, and the wool warehouse 
and lavatories are in a dilapidated condition. It is considered the significance of these 
buildings lies more in their historical associations rather than the structures 
themselves. 

It is proposed to demolish the 19th century warehouse, the weaving shed, the wool 
warehouse, the lavatory block and the transformer house. 

The Littleborough Town Centre Conservation Area was first designated in 1977 and 
extended in 2011, when the Hare Hill Mill site was specifically included. The conservation 
area essentially embodies the commercial core of the town centre and the streets around it, 
following the line of Church Street, the main A58 route through the town, with a long spur 
extending northwest along Hare Hill Road, taking in the former Hare Hill Mill and the 19th 
century terraces beyond. Hare Hill Mill marks the transition within the Conservation Area 
between the town centre and the residential streets and Hare Hill Park which lies to the 
north of it. Its significance lies within its townscape which is characterised by a tightly-built 
urban grain, incorporating commercial, residential and industrial properties, along with its 
Grade II listed church of Holy Trinity, built 1818-1820. Key views along Church Street and 
Hare Hill Road establish the conservation area’s townscape character and place the 
community within the wider setting of the surrounding moorland.

Located within Hare Hill Park are three Grade II listed structures which are the bandstand, a 
drinking fountain and a folly. The bandstand dates from 1902 and was presented by James 
Cryer following the parks opening, and commemorates the coronation of Kind Edwards VII.  
The drinking fountain, dated 1902, is in the style of a medieval shrine or preaching 
cross, in a composite gothic/classical style.  It was erected by the Littleborough Co-
Operative Society in commemoration of their jubilee. The folly, circa 1900 or earlier, 
is made up of gritstone boulders and rubble laid in irregular courses and its most 
prominent feature is the small water wheel set into the southern side.  

The proposal and its impact on the heritage assets

The proposal seeks the demolition of all the buildings within the site except the existing 
offices, the façade of the warehouse fronting Hare Hill Road and following discussions with 



the applicant the scheme has been amended to include the conversion of the engine house. 
The offices would be converted into 4no apartments, the warehouse would be converted 
into 4no, houses and 2no. apartments while and the engine house would be converted into 
a house.   

The warehouse building is a six bay two–storey structure with large rectangular windows 
and a six bay north light glazed rood behind a parapet.  The proposal involves removing its 
roof and demolishing its rear elevation.  The new rear elevation will incorporate multi pitched 
roof gables which would be set below the retained parapet.   The rebuilt rear elevation would 
not be a prominent feature within public views due to its position.  Although the loss of the 
rear elevation and the roof is regrettable, the streetscene presence of the building along 
Hare Hill Road would largely remain unchanged.  Furthermore the part retention of the 
warehouse and the conversion of the adjoining office building would preserve their 
contribution to the character and appearance of the conservation area and their historic 
association with the site.  

Following discussions with the applicant, the scheme was amended to include the 
conversion of the engine house, which is a building of high local significance. The 
conversion of the engine house into a single dwelling involves the removal of several 
structures which lie immediately around it and the large existing windows within its side 
elevation would be utilised.  New window opening would be inserted in the front elevation 
and the side and rear elevations which overlook the internal access road.  In order to 
provide suitable circulation space within the ground floor a small porch extension which 
would be faced with natural stone would attach to the front elevation. The converted engine 
house would be fronted by a courtyard which would lie between it and Hare Hill Road.  As a 
result of these works, it is considered that the significance of the engine house would be 
enhanced. 

The proposed dwellings to be constructed along Hare Hill Road would be faced in natural 
stone and the continuation of the domestic scale elevations would be an attractive addition 
to the streetscene along Hare Hill Road.   However it is considered that the style, 
proportions and positions of the windows on the principal elevations of theses dwellings are 
unacceptable.     Discussions are on-going with the applicant to secure the necessary 
improvements to the window proportions to ensure these dwellings enhance the character 
and appearance of the conservation area.    The outcome of these discussions will be 
reported to Members in an Update.

The blanket mill would be replaced by three rows of dwellings which would be set over 3 
levels.  The rear elevations of these dwellings would overlook Hare Hill Park which forms 
part of the sites wider urban setting.  The listed bandstand and the drinking fountain (both 
Grade II) form important focal points within the park and they lie some 40m from the 
application boundary.   The listed folly (Grade II) lies towards the northern boundary of the 
site, lying some 75m from the application boundary.  The position and scale of the dwellings 
would create an appropriate visual relationship with the park and the scope of the views 
towards the listed structures would not be altered.  It is therefore concluded that the 
development would not be harmful to the setting of any of the listed structures within the 
park.   Notwithstanding this, it is considered that the style, proportions and positions of the 
windows on the principal elevations of theses dwellings are unacceptable.    Discussions are 
on-going with the applicant to secure the necessary improvements to the window 
proportions and overall design to ensure these dwellings improve the character and 
appearance of the conservation area.    The outcome of these discussions will be reported 
to Members in an Update. 

The scheme does involve the demolition of the high tower which is considered to be a 
building of high local significance.  The tower does not lie within the Conservation and it is 
accepted that a viable use for it cannot be found.  The loss of the engine house although 



regrettable would be mitigated by the use of a condition which requires a photographic survey 
of it to be completed prior to its demolition. 

Having regard to the above factors it is concluded that although the proposal does seek to 
retain several buildings of high significance, it does involve the demolition of several 
buildings, which are valued through their association with the Co-Operative movement.    
The loss these buildings within the site would detract from the historic value of the site and 
would be materially harmful to the character and appearance of the conservation area. It 
should be noted that Historic England, in commenting on the application, have not described 
the harm that the proposed development would cause to the setting of the Conservation 
Area, as being ‘substantial’, but rather there would be a ‘high level of harm’. Following 
receipt of these comments, the scheme was amended and now includes the retention of the 
engine house, a building of high significance.  It is considered that, on the basis of the 
amended scheme, the harm would be less than substantial. 

Public Benefits

Paragraph 134 of the National Planning Policy Framework requires that, in the case of 
designated heritage assets, the harm should be weighed against the public benefits of the 
proposal. For non-designated heritage assets, paragraph 135 requires a balanced 
judgement to be made, having regard to the scale of any harm or loss and the significance 
of the heritage asset.

The public benefits resulting from the scheme would be two fold with the first one being the 
provision of a significant number of new dwellings, in a location that is within easy reach of a 
range of local services and facilities.  This would contribute to the mix of housing available 
within the local area and add to the local housing stock.  The scheme would also result in 
support for local services and facilities, both during the construction of the dwellings and 
after their occupation, which would have economic and social benefits.  Given the general 
encouragement in the NPPF for such development, I give these benefits significant weight.  
Secondly, from a heritage perspective there would be advantages in converting and 
upgrading several buildings of high significance which would eliminate the risk of longer 
term deterioration and decline.

Conclusion

In conclusion, it is recognised that the proposal involves the demolition of existing buildings 
on the site and this would inevitably harm the significance of the Conservation Area. On 
balance subject to receiving satisfactory amendments to the elevations of the dwellings 
which would overlook Hare Hill Road and Hare Hill Park, it is considered that the scheme 
would result in less than substantial harm to the significance of Littleborough Town Centre 
Conservation Area and this harm is outweighed by the public benefits as described above.  
Furthermore, it is concluded that the development would not harm the setting of the listed 
structures which are located within the adjoining park. Consequently the proposal complies 
with the NPPF, Core Strategy policy P2 and saved UDP policies BE/16, BE/17 and BE/18. It 
is important that the site is fully recorded prior to works taking place and a condition has 
been recommended which requires a full photographic survey of them to be undertaken 
prior to any demolition or conversion works being undertaken. In addition, in order to prevent 
premature demolition works, a condition is recommended which requires that no demolition 
takes place until a contract has been entered into by the developer to the effect that building 
work on the site is due to commence within a period of 6 months following the 
commencement of demolition. 

Ecology and Biodiversity  

As the proposal involves the demolition of several buildings and the felling of trees, the 
impact of the development on ecology and biodiversity is an important consideration.  



The application has been supported by an Extended Phase 1 Survey and Daytime Bat 
Survey which concludes that no evidence of bat activity could be located during the survey.  
However, the report confirms that not all buildings could be fully surveyed and some 
buildings, especially the boiler house have a moderate potential for bats.  It is recommended 
that in order to determine the presence or absence of bats, further survey work is required.

In their original consultation reply, the Greater Manchester Ecology Unit recommended that 
further survey works should be carried out prior to determination to establish the presence 
or absence of bats.  In response to this request, the applicant confirmed they have an option 
to purchase the site, and if planning permission is granted they have a month to complete 
the deal.  At this point the owner of the site would serve notice on the current tenant which 
will give them 6 months to move to their new premises.  The applicant confirms that at this 
time they are prevented from carrying out further survey work due to the potential safety 
issues of undertaking work around a working factory, and because the owner has an 
obligation to ensure that the current tenant’s use of the building is not inhibited by any 
survey work.  As a result it has not been possible to commission further bat surveys.

Having considered the applicants response, the Greater Manchester Ecology Unit have 
concluded that in these exceptional circumstances the application can be determined, 
subject to a condition which requires further bat surveys to be undertaken before any works, 
including demolition, commences.  Considering the response from the GMEU, the use of a 
condition requiring further bat surveys to be undertaken is acceptable.

The submitted Extended Phase 1 Survey and Daytime Bat Survey also identified that the 
building adjoining Hare Hill Park supports roosting birds.  Considering this and that the trees 
within the site could support nesting birds, a condition is recommended that prevents any 
tree felling and demolition works during the bird nesting season (March – August inclusive) 
unless an ecological survey has been submitted to and approved in writing by the Local 
Planning Authority which establishes that no part of it is utilised for bird nesting.    The 
survey also revealed no evidence of badger activity and it is isolated from Great Crested 
Newt breeding habitats. 

In addition to the above, the proposal does involve the removal of trees from with the site.  
The Council’s Green Infrastructure Officer has commented that none of them are worthy of 
protection under a TPO. Replacement trees and soft landscaping is proposed and it is 
considered they would enhance the biodiversity of  site and therefore mitigate the removal of 
the largely low quality, suppressed specimens that currently contribute little amenity to the 
surrounding area.  Located within Hare Hill Park and close to the boundary of the site lies a 
row of mature trees and a condition is imposed which requires them to be protected during 
the demolition and construction works. 

In summary, it is accepted that in principle, that subject to conditions the development would 
not harm ecological interests. Furthermore it is considered the development offers the 
opportunity for the enhancement of biodiversity within the site and satisfactory precautionary 
measures can be put in place to ensure that the development would not adversely affect the 
nature conservation value of the site or any of the trees which lie adjacent to the site. The 
proposed development is therefore in accordance with the requirements of Core Strategy 
Policies G6 and G7 and NE/8, and the NPPF.

Flood Risk and Drainage Implications

The site lies within flood zone 1 and is therefore at a low risk of flooding (less than 1 in 1000 
or 0.1% annual probability of river or sea flooding in any year). However, as Littleborough 
lies within a critical drainage area, due to risk associated from surface water flooding, it was 



requested that a Flood Risk Assessment and a drainage strategy be submitted.  The 
findings of the FRA and the drainage strategy are summarised below: -

 The site is underlain by clay, gravel and silt drift deposits. The clay and silt are unlikely to 
have adequate infiltration for soakaways but the gravel may have.  Intrusive investigation 
should be carried out to confirm if soakaways or other infiltration methods of Sustainable 
Urban Drainage systems (SUDs) are suitable. Permeable pavements are considered feasible 
due to their shallow depth and flow control and attenuation are feasible within the site.

 Flow rates for piped drainage systems for roof water and highways to be adopted would be 
limited to 50% of pre development flows and attenuation will be provided within the drainage 
system for storms up to 30 years in accordance with United Utilities requirements and within 
the site for storms up to 100 year plus a 30% allowance for climate change in accordance 
with 

The Council’s Lead Local Flood officer has reviewed the FRA and drainage strategy and 
accepts their findings. In addition, the Environment Agency and United Utilities have not 
objected to the proposal. It is considered that, subject to conditions and the implementation 
of the approved drainage strategy, which where possible would incorporate sustainable 
urban drainage principles, adequate measures can be put in place in order to ensure that 
the development poses no unacceptable risk in terms of flooding (either on the site itself or 
elsewhere) in accordance with the requirements of Core Strategy policy G8 and the policies 
within the NPPF

Land Contamination

The submitted Phase 1 Desk Study Report provides evidence to confirm the site has been 
occupied by the Hare Hill Mills complex since the 1840’s with various mill buildings, 
chimneys, etc that have been extended, demolished and redeveloped.  Fill associated with 
the textile mill/works and in particular the engine house, transformer house, machinery, 
tanks and chimneys is likely to be a significant source of contamination.   In addition due to 
the presence of a former gas works, reservoirs and yard mine outcrops within or adjacent to 
the site, landfill gases could be present.  The risk to receptors from contamination and 
landfill gases at the site is considered to be medium.

The NPPF states that the planning system should contribute to, and enhance the natural 
and local environment by remediating and mitigating despoiled, degraded, derelict, 
contaminated and unstable land, where appropriate. It also advises that planning policies 
and decisions should ensure that the site is suitable for its new use taking account of ground 
conditions and land instability, including from natural hazards or former activities such as 
mining, pollution arising from previous uses and any proposals for mitigation including land 
remediation or impacts on the natural environment arising from that remediation. 

In this instance the submitted Phase 1 Desk Study Report has correctly identified the factors 
that may have resulted in contamination at the site and which could pose a risk to human 
receptors. The potential for offsite sources to generate ground gas and to impact on the 
groundwater beneath the site (and other controlled waters) has also been adequately 
covered. The Councils Contamination Officer and the Environment Agency have both not 
raised an objection to the proposal subject to a condition which requires a site investigation 
scheme to be undertaken which will include a remediation strategy. The condition will also 
require a verification report to be completed which will demonstrate the remediation 
measures are complete.   Given the above, it is therefore considered that the proposal 
would comply with Core Strategy Policy G9 and the guidance contained within the NPPF.     

Layout, design and appearance
 
The NPPF promotes high quality design and states that the Government attaches great 
importance to the design of the built environment. Good design is a key aspect of 
sustainable development, is indivisible from good planning, and should contribute positively 



to making places better for people (paragraph 56).  Principles of good design in housing 
schemes are also outlined within the Supplementary Planning Document (SPD): Oldham 
and Rochdale Residential Design Guide.  

The proposed layout has been influenced by the retention of the engine house, offices and 
warehouse.  The new road through the site extends from Hare Hill Road and around the 
retained engine house. The majority of the dwellings would be set behind open landscaped 
front gardens comprising a mix of driveways, lawned areas and tree planting. Whilst it is 
noted that close boarded fences would be necessary to border the side and rear of the 
private gardens, these would not be visually prominent within the streetscene.  

The dwellings would be faced with either red brick or natural stone and a slate roof tile 
would be used. Timber window frames are to be used within the retained office building, the 
retained warehouse façade along Hare Hill Road and the new dwellings along Hare Hill 
Road.  Grey coloured uPVC window frames are proposed to be used in the converted 
engine house while the uPVC is to be used for the dwellings which lie toward the rear of the 
site.  The dwellings would be set over 2 or 3 floors and the density of development 
proposed, in relation to the size of the site, would not be excessive.  As stated elsewhere 
within this report it is considered that the design of the dwellings which would overlook Hare 
Hill Road and Hare Hill Park are unacceptable as they fail to preserve the character and 
appearance of the conservation area.  Discussions are on-going with the applicant to secure 
suitable improvements.   The outcome of these discussions will be reported to Members as 
an update.   

It is considered that, subject to the amendments requested, the height, scale, layout, 
landscaping and materials used for the new dwellings would be compatible with the 
converted buildings and the prevailing character and grain of streets and housing in the 
surrounding area. The proposal is therefore considered to be in accordance with the 
requirements of policies P1, P2 and P3 of the Core Strategy, saved policy BE/17 and the 
NPPF.

Amenity of Existing and Future Occupants

One of the 12 core planning principles of the NPPF is to secure high quality design and a 
good standard of amenity for all existing and future occupants of land and buildings, which is 
reflected in policy P3 of the Core Strategy. 

The Council’s SPD “Guidelines and Standards for Residential Development” recommends 
that a minimum separation distance of 21 metres should be retained between principal 
elevations of opposing dwellings and 14 metres between principal and secondary 
elevations.

The following distances would be achieved between the proposed dwellings and those 
which overlook the site: - 

 The rear elevations of no’s 25 and 27 Sale Street would lie some 10.8 metres from 
the gable of plot 36.

 The rear elevations of no’s 15-19 Sale Street would lies some 16.3m from the gable 
wall of plot 25.  

 The front elevations of no’s 49-51 Hare Hill Road would lie some 12.6m from the 
front elevation of plot 1. 

It is acknowledged that the separation distances between the adjacent dwellings at no’s 25 
and 27 Sale Street would not accord with the Council’s adopted SPD ‘Guidelines and 
Standards for Residential Development’ which requires a distance of 14m between principal 
windows. However, considering that the outlook from these dwellings would improve, due to 
the demolition of the blanket mill which lies around 11m from their rear elevations, and that 



the proposal would remove an unneighbourly use,  it is considered that the this shortfall 
would unduly harm the amenities of the occupiers of no’s 25 and 27 Sale Street.
 
It is acknowledged that the separation distances between plot 1 and the above mentioned 
dwellings along Hare Hill Road would not accord with the Council’s SPD, which requires a 
distance of 21m between facing principal elevations. However a road, gardens and 
landscaping would separate them. On this basis and as the proposal would remove an 
unneighbourly use it is not considered that this shortfall would not unduly harm the 
amenities of the occupiers of no’s 49 to 51 Hare Hill Road.  

It is acknowledged that there would be some disruption during the construction process. 
This is unavoidable and is a necessary, albeit temporary effect of any development 
proposal. A condition is included within the recommendation which requires a Construction 
Management Plan to be submitted which can further control construction activity (for 
example by restricting the hours during which it can take place) Reduce 

With regards to the amenity of future occupants of the proposed development, the submitted 
acoustic report concludes that the noise climate in the vicinity of the site is dominated by 
traffic noise on Hare Hill Road and the measured noise levels are generally within the range 
considered suitable for residential development. The acoustic report has been reviewed by 
the Council’s Environmental Health (Noise) Officer who raises no objection to the findings 
subject to a condition, which is recommended accordingly. 

It is noted that the layout would ensure that each house would benefit from an area of 
private outdoor amenity space with the main outlook being provided to the front and rear. 
The internal layout of each house and apartment provides adequately sized rooms with 
each habitable room providing sufficient natural daylight and ventilation for the future 
occupants. In addition, although the separation distances between the proposed dwellings 
within the site would fall slightly short of the minimum separation distances set out in the 
above SPD, it is considered that the development would provide satisfactory levels of 
privacy and amenity for the future occupiers of the dwellings. 

In summary, the design and the position of the proposed dwellings would ensure that the 
development maintains satisfactorily levels of privacy and amenity for occupiers of the 
dwellings which lie adjacent to the site. In addition the scheme would not be unduly harmful 
to the amenity of the occupiers of nearby dwellings.  Therefore the development is in 
accordance with the requirements of policy P3 of the Core Strategy, the objectives of the 
SPD “Guidelines and Standards for Residential Development” and the NPPF.

Accessibility and Highway Safety 

The site is currently occupied by Proofing Technology Ltd, which manufactures elastomeric 
coated textiles.  The company currently employs approximately 20 people and the vehicular 
access into the site is taken directly from Hare Hill Road.  The site does not benefit from a 
formal servicing area or a dedicated car park.  

Policy T2 of the Core Strategy states that accessibility will be improved by locating 
development where good access to public access is available or can be provided, backed 
by measures to reduce the need for travel and effective provision for cyclists, pedestrians 
and people with impaired mobility.  Development will be appropriately located to minimise 
the need to travel by car and the number and length of car trips made to access local 
amenities.  

The site has the benefit of good access to a wide range of local facilities and is served by a 
frequent bus and trains services which lie within walking distance of the site. It is therefore in 
a sustainable location and close to other existing residential development.



The existing access into the site from Hare Hill Road would be stopped up and replaced by 
a new access further to the north west. The new access would be 5.5 metre wide and 2 
metre wide footways would be provided to both sides.  The submitted layout drawing shows 
the provision of a 2.5m x 33m visibility splays at the proposed junction with Hare Hill Road.  
The Council’s Highways Officer considers the proposed visibility splays are adequate in 
order to achieve suitable sight lines for vehicles accessing and egressing. 

Appendix 5 of the Core Strategy identifies maximum standards for car parking provision and 
minimum standards for cycle and motorcycle parking. The maximum standard for car 
parking provision for two-bed (+) houses located outside the town centre is stipulated as two 
spaces per dwelling.  

All the dwellings would be provided with at least one off street car parking space.   It is noted 
that the site sits within a sustainable location within walking distance to public transport 
connections and a variety of retail, commercial, and public transport facilities within 
Littleborough which would limit the need for residents to make trips by private motor-vehicle. 
The combined ratio (1.1 spaces per dwelling) of parking spaces is considered appropriate 
and in order to encourage the future occupiers of the properties to take up of sustainable 
transport modes, it is recommended a condition is imposed requiring a travel plan be 
submitted for the approval of the Local Planning Authority. 

Having regard to the above and subject to conditions, the proposed development would 
provide suitable access and safe car parking arrangements, in accordance with the NPPF 
and policy T2 of the Core Strategy.

Sustainable Construction and Renewable Energy

The Council’s SPD “Energy and New Development” requires all new residential 
developments of 5 or more dwellings to meet Level 3 of the Code for Sustainable Homes. 
The SPD intended that this requirement was to rise to Level 4 from 2013, Level 5 from 2016 
and Level 6 from 2020.  

However, in a Ministerial Statement made to the House of Commons on 25 March 2015, the 
then Secretary of State for Communities and Local Government, Eric Pickles, set out the 
government’s new planning policy on the setting of technical standards for new dwellings 
which should be taken into account in applying the National Planning Policy Framework. 
The Code for Sustainable Homes was also withdrawn on 27 March 2015. This is an 
important material consideration which needs to be given significant weight and which also 
represents a material change in planning circumstances. 

The direction of travel for Government is clear that sustainability requirements for new 
dwellings should be brought forward through the new national technical standards, Given 
the above, it is considered most appropriate that the sustainability requirements of this 
development are dealt with by the Building Regulations. 

Developer Contributions and Viability 

A scheme of the size proposed would require financial contributions towards affordable 
housing, education and towards recreational open space in accordance with Core Strategy 
Policies C4, C7 and G6 and their associated Supplementary Planning Documents: Provision 
of Recreational Open Space in New Housing and Affordable Housing. These contributions 
would need to be secured through a planning obligation in accordance with the provisions of 
S106 of the Town and Country Planning Act. 

The applicant has submitted a viability appraisal which outlines estimated build costs 
associated with the development (including expected abnormal costs, contingencies, 
professional fees) and anticipated revenue generated from the sale of the dwellings. The 



appraisal confirms that if contributions towards affordable housing, recreational open space 
and education were required, they would unacceptably impact the scheme’s viability to the 
extent that the development could not be brought forward.  

Paragraph 173 of the NPPF states that pursuing sustainable development requires careful 
attention to viability and costs in plan-making and decision-taking. Plans should be 
deliverable. Therefore, the sites and the scale of development identified in the plan should 
not be subject to such a scale of obligations and policy burdens that their ability to be 
developed viably is threatened. To ensure viability, the costs of any requirements likely to be 
applied to development, such as requirements for affordable housing, standards, 
infrastructure contributions or other requirements should, when taking account of the normal 
cost of development and mitigation, provide competitive returns to a willing land owner and 
willing developer to enable the development to be deliverable.

In addition, paragraph 205 of the NPPF indicates that where obligations are being sought or 
revised, local planning authorities should take account of changes in market conditions over 
time and, wherever appropriate, be sufficiently flexible to prevent planned development 
being stalled. 

The viability appraisal is currently being reviewed by the Councils advisors. It will be 
reported verbally to Members if the Councils advisors accept that the applicant has 
demonstrated that the development would not be viable with the developer contributions 
noted above and as such, the development would not proceed.  

CONCLUSION AND PLANNING BALANCE

Given the nature of the site, the ability to secure a quality, long term tenant/use that would 
be appropriate taking accounting of the location of the premises and the neighbouring uses 
would appear limited. Therefore retaining the site in employment use runs the risk of the site 
being vacant or attracting lower end employment uses which may have an impact on the 
appearance of the site and local amenity.  Furthermore the site is adjoined by non-
employment uses, including residential, and the loss of the business which is not subject to 
any planning controls would improve the amenity of the occupiers of the nearby dwellings.  
Therefore the principle of residential development on the site is considered to be acceptable

The majority of the site lies within the Littleborough Town Centre Conservation Area and as 
described elsewhere, the buildings on the site contribute through their townscape presence 
and their association with the Littleborough Co-Operative Society, to the significance of the 
conservation area. Whilst the proposal would involve the demolition of three of the six 
buildings, the scheme has been amended through negotiations to secure the retention and 
conversion of the engine house, a building of high significance. Notwithstanding this, it is 
recognised that the proposal would result in less than substantial harm as a result of the 
demolition proposed. This harm must carry considerable weight in the balance of the public 
benefits of the proposals required by paragraph 134 of the Framework.

The public benefits resulting from the scheme would be two fold, the first being the provision 
of 34 new dwellings in a sustainable location. This would contribute to the mix of housing 
available within the local area and add to the local housing stock.  The scheme would also 
result in support for local services and facilities, both during the construction of the dwellings 
and after their occupation, which would have economic and social benefits.  Given the 
general encouragement in the NPPF for such development, these benefits carry significant 
weight.  Secondly, from a heritage perspective there would be advantages in restoring and 
upgrading several of the buildings which would eliminate the risk of longer term deterioration 
and decline. Affording considerable weight to the harm that would arise, it is considered that 
this would be outweighed by the public benefits of the scheme. Subject to the amendments 
requested, the height, scale, layout, landscaping and materials used for the new dwellings 
would be compatible with the converted buildings and the prevailing character and grain of 
streets and housing in the surrounding area.



Subject to conditions, it is considered that adequate measures would be implemented to 
manage surface water, to prevent any increased risk of flooding elsewhere and to ensure 
the site is remediated. 

An update will be provided to Members to confirm whether the Council’s advisors accept 
that the development would not be viable with the developer contributions noted above. 
Should this be the case, it is recommended that the proposed development should proceed 
without such contributions. 

For the reasons set out above, and taking all other matters into account, it is considered that 
the proposal comprises sustainable development and accords with the adopted Core 
Strategy as well as the relevant saved policies within the Unitary Development Plan and the 
National Planning Policy Framework. 

RECOMMENDATION

DEFER AND DELEGATE

Members are requested that they support the application, subject to the conditions set out 
below, and defer and delegate the decision to the Chief Planning Officer in order to ensure 
satisfactory amendments are secured to the proposed dwellings which overlook Hare Hill 
Road and Hare Hill Park.  These amendments may necessitate re-consultation. If 
satisfactory amendments are not received it is further requested that the decision to refuse 
the application be delegated to the Chief Planning Officer as these amendments are 
considered necessary to make the development acceptable given the concerns raised by 
the heritage bodies. 

On receipt of satisfactory amendments, GRANT subject to the following conditions:-

1 The development must be begun not later than the expiration of three years 
beginning with the date of this permission.

Reason: To comply with the requirements of section 91 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004.

 2 This permission relates to the following plans:- 

(To be confirmed) 

and the development shall not be carried out other than in complete accordance with 
these drawings hereby approved.

Reason: For the avoidance of any doubt and to ensure a satisfactory standard of 
development in accordance with policies of the Rochdale Unitary Development Plan 
as listed below on this decision notice.

 3 Notwithstanding any description of materials in the application no development shall 
take place until samples or full details of materials to be used externally on the 
buildings have been submitted to and approved in writing by the Local Planning 
Authority. Such details shall include the type, colour and texture of the materials. 
Only the materials so approved shall be used, in accordance with any terms of such 
approval.

Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity and to protect the character and appearance of the Littleborough Town 
Centre Conservation Area, in accordance with Core Strategy policies P2 and P3, 



saved UDP policy BE/17 and the NPPF. 

Reason for pre-commencement condition: To ensure satisfactory details which do 
not harm the heritage assets.

4. Notwithstanding any details hereby approved and the requirements of condition 2, no 
development shall take place until, details of the appearance, materials, finish, 
profile, recess and method of opening of all windows and doors shall be submitted to 
and approved in writing by the Local Planning Authority. Development shall be 
carried out in accordance with the approved details and retained as such thereafter.

Reason:  To protect the architectural and historic interest of the building and to 
protect the character and appearance of the Littleborough Town Centre 
Conservation Area, in accordance with Core Strategy policies P2 and P3, saved 
UDP policy BE/17 and the NPPF

Reason for pre-commencement condition: To ensure satisfactory details which do 
not harm the heritage assets.

5. Notwithstanding any details hereby approved and the requirements of condition 2, no 
development shall take place until a method statement and specification showing the 
locations, fixing and materials of the external waste, soil and vents pipes has been 
submitted to and approved in writing by the Local Planning Authority.  Development 
shall be carried out in accordance with the approved details and retained as such 
thereafter.

Reason:  To protect the architectural and historic interest of the building to protect 
the character and appearance of the Littleborough Town Centre Conservation Area, 
in accordance with Core Strategy policies P2 and P3, saved UDP policy BE/17 and 
the NPPF

Reason for pre-commencement condition: To ensure satisfactory details which do 
not harm the heritage assets.

6. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no above ground works shall take place until a 
specification for the design and construction of all private parking areas has been 
submitted to and approved in writing by the Local Planning Authority. The parking 
areas shall be constructed in accordance with the approved details before any of the 
dwellings they would serve are first brought into use and they shall be retained 
thereafter for the parking of vehicles.

Reason: In order to ensure there is adequate provision for vehicles to be parked 
clear of the highway, and to preserve and enhance the character and appearance of 
the Conservation Area in order to comply with the requirements of Core Strategy 
Policies P2,  P3 and T2, saved UDP policy BE/17 and the NPPF

7. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no above ground works shall take place until details of 
the siting, design and materials to be used in the construction of walls or fences for 
boundaries, screens or retaining walls have been approved in writing by the Local 
Planning Authority. The approved walls/fences shall be erected before each dwelling 
hereby approved is first occupied and shall thereafter be retained.   

Reason: In the interests of the amenity of the occupiers of neighbouring residential 
properties and to protect the character and appearance of the Conservation Area in 
accordance with Core Strategy policies P2 and P3, UDP saved policy BE/17 and the 
NPPF. .



8. No development shall take place until a method statement that details the process 
and phasing by which those buildings to be demolished and those to be converted 
has been submitted to and approved in writing by the Local Planning Authority. The 
statement shall include details on the method by which those parts of the building to 
remain will be physically supported during the process of demolition and conversion. 
The development shall thereafter be undertaken in full accordance with the approved 
statement. 

Reason: To protect the buildings to be retained during the demolition and conversion 
works, in accordance with Core Strategy policies P2 and P3, saved UDP policy 
BE/17 and the NPPF

Reason for pre-commencement condition: As the proposed development hereby 
approved will retained non-designated heritage assets within a Conservation Area, 
the submission and approval of details will ensure that no irrevocable damage will be 
instigated to them.

9. Details of the materials used externally on the bin stores, as shown on the approved 
plan (1104/001 (rev h)) shall be submitted to and approved in writing by the Local 
Planning Authority. Only the approved materials shall be used and the bin stores 
shall be first made available before any of the residential units they will serve are first 
brought into use and they shall be retained thereafter

Reason: To protect the character and appearance of the Littleborough Town Centre 
Conservation Area and to ensure the provision of satisfactory facilities for the storage 
of refuse in accordance with Core Strategy policies P2 and P3, UDP saved policy 
BE/17 and the NPPF.

10. No external lighting shall be installed on any of the retained buildings or within the 
development unless a scheme for such lighting has been submitted to and approved 
in writing by the Local Planning Authority.  The submitted scheme shall include 
details of the locations and design of any lighting and LUX levels from the lights. The 
approved scheme shall be implemented in accordance with the approved details and 
retained as such thereafter. 

Reason: To protect the character and appearance of the Littleborough Town Centre 
Conservation Area and to prevent nuisance arising in accordance with policies P2 
and P3 of the Core Strategy, UDP saved policy BE/17 and the NPPF.

11. Notwithstanding any details hereby approved and the requirements of condition 2, no 
works to the buildings to be converted shall take place until full details of any 
proposed repairs to existing brick and stonework are submitted to and agreed in 
writing by the Local Planning Authority. Samples of any proposed replacement brick 
and stonework, the type of joint, lime mortar specification and appropriate bond (to 
match existing) to be used, must be made available on site in the form of a 
construction panel and the details agreed in writing by the Local Planning Authority. 
Development shall be carried out in accordance with the approved scheme.

Reason: To protect the architectural and historic interest of the building to protect the 
character and appearance of the Littleborough Town Centre Conservation Area, in 
accordance Core Strategy policies P2 and P3, saved UDP policy BE/17 and the 
NPPF

Reason for pre-commencement condition: As the proposed development hereby 
approved will affect non-designated heritage assets within a Conservation Area, the 
submission and approval of details will ensure that no irrevocable damage will be 
instigated to the buildings.



12. The scheme of landscaping, as approved (drawing 5216.01 Rev D), shall be carried 
out during the first planting season after the development is substantially completed 
and the areas which are landscaped shall be retained as landscaped areas 
thereafter. Any trees or shrubs removed, dying, being severely damaged or 
becoming seriously diseased within three years of planting shall be replaced by trees 
or shrubs of similar size and species to those originally required to be planted.

Reason: In order to achieve a satisfactory level of landscaping in the interests of the 
amenities of the area in accordance with Core Strategy policies G6 and P3 and the 
NPPF.

13. No above ground works shall take place until a scheme for habitat enhancements for 
the site has first been submitted to and approved in writing by the Local Planning 
Authority. The approved scheme shall be implemented in full accordance with the 
duly approved details and timetable contained therein.

Reason: In order to achieve appropriate biodiversity enhancements as part of the 
development in accordance with the requirements of Core Strategy polices G6 and 
G7 and the NPPF.

14. No clearance of trees and shrubs and no demolition shall take place shall take place 
during the bird nesting season (March – August inclusive) unless an ecological 
survey has been submitted to and approved in writing by the Local Planning 
Authority which establishes if any  part of the site is utilised for bird nesting.  If any 
bird nests are present the submitted method statement shall set out how they would 
be safeguarded during the course of the demolition and conversion works and 
appropriate mitigation measures/enhancements incorporated as part of the 
development. 

The duly approved method statement and mitigation/enhancement measures shall 
be implemented in full accordance with the details, recommendations and timescale 
contained therein.

Reason: In order to prevent any habitat disturbance to nesting birds in accordance 
with Core Strategy Policy G7 and the NPPF. 

15. No development, including any demolition, shall take place until a further bat 
survey(s) and a comprehensive method statement, which accords with the 
recommendations of the Daytime Bat Survey by Rachel Hacking Ecology, has been 
submitted to and approved in writing by the Local Planning Authority.  If roosting bats 
are present the submitted method statement shall set out how they would be 
safeguarded during the course of the demolition and conversion works and 
appropriate mitigation measures/enhancements incorporated as part of the 
development. 

The duly approved method statement and mitigation/enhancement measures shall 
be implemented in full accordance with the details, recommendations and timescale 
contained therein.

Reason: To ensure that the development does not affect the favourable conservation 
status of protected species, to incorporate appropriate biodiversity enhancements 
including bat roosting features on the site in accordance with Core Strategy policy 
G7 and the NPPF.

Reason for pre-commencement condition: To ensure an appropriate scheme for the 
protection of bats which may be present on the site.



16. No above grounds works shall take place until a scheme for the design, construction 
and drainage of the junction of the new estate road and Hare Hill Road has been 
submitted to and approved in writing by the Local Planning Authority. The duly 
approved scheme shall be implemented before any of the dwellings hereby approved 
are first occupied, and the junction retained as such thereafter. 

Reason: To ensure a satisfactory standard of engineering works and in the interest 
of highway safety, in accordance with the requirements of Core Strategy Policy T2  
and the NPPF.

No above ground works shall take place until a for the design, construction and 
drainage of the new estate road shown on drawing no. 1104/001 (rev h)  has  been 
submitted to and approved in writing by the Local Planning Authority. The scheme 
shall be implemented in accordance with the duly approved details before any of the 
dwellings are first occupied, and the estate road retained as such thereafter. 
                        
Reason: To ensure a satisfactory standard of engineering works in the interest of 
highway safety and  visual amenity in accordance with the requirements of Core 
Strategy Policies T2, P2  and P3 and the NPPF.

17. No development shall take place until a foul and surface water drainage scheme, 
based on the hierarchy of drainage options in the National Planning Practice 
Guidance with evidence of an assessment of the site conditions and inclusive of how 
the scheme shall be managed after completion, shall be submitted to and approved 
in writing by the Local Planning Authority. For the avoidance of doubt, foul and 
surface waters shall be drained on separate systems and the surface water drainage 
scheme shall accord with the Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015) or any subsequent replacement national standards 
and unless otherwise agreed in writing by the Local Planning Authority. The 
development shall be completed, maintained and managed in accordance with the 
approved details.           

                                
Reason: To ensure the appropriate disposal of foul and surface waters and to 
manage the risk of flooding and pollution in accordance Core Strategy policy G8, 
saved UDP policies EM7 and EM/8 and the NPPF.

                                
Reason for pre-commencement condition: Drainage is an early activity in the 
construction process and it is in the interest of all stakeholders to ensure that an 
acceptable scheme is agreed before development commences on site.

18. No development shall take place until an investigation and risk assessment (in 
addition to any assessment provided with the planning application) has been 
submitted to and approved in writing by the Local Planning Authority. The 
assessment shall investigate the nature and extent of any contamination on the site 
(whether or not it originates on the site). The assessment shall be undertaken by 
competent persons and a written report of the findings submitted to and approved in 
writing by the Local Planning Authority before any development takes place. The 
submitted report shall include:

i)  a survey of the extent, scale and nature of contamination, which shall identify all 
previous uses, potential contaminants associated with those uses and a conceptual 
model of the site indicating sources, pathways and receptors and potentially 
unacceptable risks arising from contamination at the site;

ii) an assessment of the potential risks to:
                • human health,
                • property (existing or proposed) including buildings, crops, livestock, pets, 

woodland, and service lines and pipes,



                • adjoining land,
                • groundwaters and surface waters, including controlled waters,
                • ecological systems,
                • archaeological sites and ancient monuments;

iii) where unacceptable risks are identified, an appraisal of remedial options and 
proposal of the preferred option(s) to form a remediation strategy for the site.

The development shall thereafter be carried out in full accordance with the duly 
approved remediation strategy and a verification report submitted to and approved in 
writing by the Local Planning Authority before any of the dwellings hereby approved 
are first occupied. 

If, during development, contamination not previously identified is found to be present 
at the site then no further development shall be carried out until the developer has 
submitted a remediation strategy to the local planning authority detailing how this 
unsuspected contamination shall be dealt with and this shall be approved in writing 
by the local planning authority.  The remediation shall thereafter be carried out in 
accordance with the approved strategy.  

Reason: To prevent pollution of the water environment and to ensure the safe 
development of the site in the interests of the amenity of future occupiers in 
accordance with Core Strategy Policy G9 and the National Planning Policy 
Framework.

Reason for pre-commencement condition: To ensure contamination is appropriately 
identified and a strategy is in place before works commence on site to prevent 
pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers.   

19. The dwellings should be constructed in accordance with the approved Philip 
Dunbavin Acoustics Ltd Assessment of External Noise, dated 18th October 2016 
(Ref. 8942/1582/CW/2) and designed to ensure that the following internal and 
external noise levels are achieved:-  

 40 dB(A) leq 1 hour in dining areas with windows shut and other means of 
ventilation provided between 7 am and 11pm.

 35 dB(A) Leq 1 hour in all other habitable rooms with windows shut and other 
means of ventilation provided between 7 am and 11pm.

 30dB(A) Leq 5mins in the bedrooms with windows shut and other means of 
ventilation provided between 11pm and 7am.

 55 dB(A) in external amenity areas.

Prior to the first occupation of each dwelling hereby approved, a verification report 
shall have been first submitted to and approved in writing by the Local Planning 
Authority, confirming that the internal and external noise levels have been achieved.  

Reason: To ensure satisfactory living conditions for future occupiers of the 
development in accordance with the requirements Core Strategy policies P3 and G9, 
and the NPPF.  

20. No above grounds works shall take place until a scheme to introduce crime 
prevention measures as outlined in the approved Greater Manchester Police Design 
for Security Crime Impact Statement dated 23/03/2016 ref. 2016/0068/CIS/01 has 
been submitted to and approved in writing by the Local Planning Authority.  The 
development shall be implemented in accordance with the approved scheme.   



Reason: In order to ensure that appropriate measures are put in place to minimise 
the risk of crime and anti-social behaviour in accordance with the requirements of 
Core Strategy policy P3 and the NPPF.

21. None of the residential units hereby approved shall be first brought into use until a 
residential Travel Plan (RTP) for the development hereby approved has been 
submitted to and approved in writing by the Local Planning Authority.  The approved 
RTP shall be implemented upon the first occupation of the any of the residential units 
hereby approved and shall provide for/include the following: - 

 relevant information about existing travel habits in the surrounding area;
 details of the specific measures to be implemented to promote the use of 

sustainable modes of transport and details of ways in   which these will be 
implemented;

 details of the means by which the RTP shall be reviewed.  

Reason: To encourage sustainable transport measures for visitors and occupiers in 
accordance with policy T2 of the Core Strategy and the NPPF.

22. No development shall take place until a photographic survey of the interior/exterior of 
all the buildings has been carried out and submitted to the Local Planning Authority.  
The photographs will be individually labelled and cross- referenced on plans of the 
structure and presented in an A4 format together with a CD of the images.  

Reason: To record the significance of the heritage assets, in accordance with the 
Core Strategy policy P2, saved UDP policy BE/17 and the NPPF. 

Reason for pre-commencement condition: As the proposed development hereby 
approved will affect heritage assets a within a Conservation Area, the survey will 
ensure the buildings are recorded.

23. No development shall take place until a programme of archaeological works in 
accordance with a Written Scheme of Investigation (WSI) has been submitted to and 
approved in writing by the local planning authority. The WSI shall cover the following: 

1. A programme of archaeological survey to include: 
- historic building survey (English Heritage level 2/3) 
- a targeted watching brief during demolition and stripping out 
- evaluation through trial trenching 
- informed by the above, more detailed, targeted archaeological excavation and 
recording. 

2. A programme for post investigation assessment to include: 
- detailed analysis of finds 
- production of a final report on the significance of the archaeological interest. 

3. Deposition of the final report with the Greater Manchester Historic Environment. 
Record and Rochdale Local Studies Library. 

4. Dissemination of the results. 

5. Provision for archive deposition of the report and records of the site investigation. 

6. Nomination of a competent person or persons/organisation to undertake the works 
set out within the approved WSI.

Reason: To record and advance understanding of the significance of the heritage 
assets to be lost (wholly or in part) in a manner proportionate to their importance and 



the impact, and to make this evidence (and any archive generated) publicly 
accessible, in accordance with the requirements of Core Strategy Policy P2 and the 
NPPF. 

24. No development shall take place until a Construction Method Statement (CMS) has 
been submitted to and approved in writing by the Local Planning Authority. The CMS 
shall include details of the following: - (i) hours for site preparation, demolition works, 
delivery of materials and construction; (ii) the parking of vehicles of site operatives 
and visitors; (iii) loading and unloading of plant and materials; (iv) storage of plant 
and materials used in constructing the development; (v) the erection and 
maintenance of security hoarding; (vi) wheel washing facilities; (vii) measures to 
control the emission of dust and dirt during construction; and (viii) a scheme for 
recycling/disposing of waste resulting from construction works.

The duly approved CMS shall be adhered to throughout the demolition and 
construction period.

Reason: In order to ensure that appropriate measures are put in place to limit noise, 
nuisance and disturbance to the occupiers of neighbouring dwellings during the 
construction of the development in accordance with the requirements of Core 
Strategy Policy G9, and the National Planning Policy Framework.

Reason for pre-commencement condition: As the proposals require demolition 
works, ground works and engineering works an understanding will therefore be 
necessary of what measures will be put in place to protect the amenity of nearby 
residents, prior to commencement of any works taking place.

25. No development shall take place until all trees that are to be retained adjacent to the 
site have been enclosed with temporary protective fencing in accordance with 
BS:5837:2012 'Trees in relation to design, demolition and construction. 
Recommendations'. The fencing shall be retained during the period of construction 
and no work, excavation, tipping, or stacking/storage of materials shall take place 
within such protective fencing during the construction period.

Reason: In order to protect the existing trees on the site in the interests of the 
amenities of the area and in accordance with Policies BE/2, BE/8 and NE/8 of the 
adopted Rochdale Unitary Development Plan.

Reason for pre-commencement condition: Preparatory and ground works have the 
potential to damage trees and therefore protective measures must be in place before 
any development takes place.

26. Notwithstanding the provisions of Schedule 2, Part 1, Classes A, B, C, and D of the 
Town and Country Planning (General Permitted Development) (England) Order 
2015, or any equivalent Order following the amendment, revocation or re-enactment 
thereof no development shall take place at any of dwellings hereby permitted under 
Schedule 2, Part 1, Classes A, B, C and D of that Order. 

Reason: To protect the character and appearance of the Littleborough Town Centre 
Conservation Area, in accordance with Core Strategy policies P2 and P3, saved 
UDP policy BE/17 and the NPPF.

27. The works of demolition hereby permitted shall not take place until documentary 
evidence is produced to the Local Planning Authority to show that contracts have 
been entered into by the developer to ensure that building work on the site is due to 
commence within a period of 6 months following the commencement of demolition in 
accordance with a scheme for which planning permission has been granted.



Reason: In order to ensure that identified benefits of the development which are 
considered to outweigh the less than substantial harm to the heritage asset are 
delivered, in accordance with the with the requirements of Core Strategy policy C2 
and the NPPF.

Informatives

 Excavated materials that are recovered via a treatment operation can be re-used on-site 
under the CL:AIRE Definition of Waste: Development Industry Code of Practice. This 
voluntary Code of Practice provides a framework for determining whether or not 
excavated material arising from site during remediation and/or land development works 
are waste.

 Developers should ensure that all contaminated materials are adequately characterised 
both chemically and physically, and that the permitting status of any proposed on site 
operations are clear. If in doubt, the Environment Agency should be contacted for advice 
at an early stage to avoid any delays. 

 Contaminated soil that is, or must be disposed of, is waste. Therefore, its handling, 
transport, treatment and disposal are subject to waste management legislation, which 
includes:
 Duty of Care Regulations 1991
 Hazardous Waste (England and Wales) Regulations 2005
 Environmental Permitting (England and Wales) Regulations 2010
 The Waste (England and Wales) Regulations 2011
Developers should ensure that all contaminated materials are adequately characterised 
both chemically and physically in line with British Standards BS EN 14899:2005 
'Characterisation of Waste - Sampling of Waste Materials - Framework for the 
Preparation and Application of a Sampling Plan' and that the permitting status of any 
proposed treatment or disposal activity is clear. If in doubt, the Environment Agency 
should be contacted for advice at an early stage to avoid any delays.

If the total quantity of waste material to be produced at or taken off site is hazardous 
waste and is 500kg or greater in any 12 month period the developer will need to register 
with us as a hazardous waste producer. Refer to our website at www.environment-
agency.gov.uk for more information.

Advice to LPA/applicant
Approved Document Part H of the Building Regulations 2000 establishes a hierarchy for 
surface water disposal, which encourages a SUDS approach. Under Approved Document 
Part H the first option for surface water disposal should be the use of SUDS, which 
encourages infiltration such as soakaways or infiltration trenches. In all cases, it should be 
established that these options are feasible, can be adopted and properly maintained and 
would not lead to any other environmental problems.  For example, using soakaways or 
other infiltration methods on contaminated land carries groundwater pollution risks and may 
not work in areas with a high water table. Where the intention is to dispose to soakaway, 
these should be shown to work through an appropriate assessment carried out under 
Building Research Establishment (BRE) Digest 365

Report Author Paul Ambrose

http://www.environment-agency.gov.uk/
http://www.environment-agency.gov.uk/

