
Application Number: 15/00830/OUT    Ward: Wardle And West Littleborough Township: 
Rochdale     

Proposal: Outline application (including access) for erection of up to 110  dwellings 
with associated services, drainage, landscaping, access arrangements and car parking 
and including demolition of existing building on site

Site Address: Land Off New Road, Littleborough    

Applicant: 
                  Russell Homes

Agent: Mr Greg Dickson
             Turley

RECOMMENDATION: Grant subject to conditions



UPDATE

This application was deferred at the Planning and Licensing Committee meeting of 10th 
November 2016 to provide the opportunity for the former Pennines Township Planning Sub-
Committee to make comments.  Any comments received will be included in the written 
update in advance of the meeting.

SCHEME OF DELEGATION

The application is before the Planning and Licensing Committee as the proposal represents 
a significant departure from the development plan, ten or more objections have been 
received and the recommendation is for approval.  

SITE

The proposal relates to circa 7.24 hectares of land located to the south side of the A58 New 
Road in Littleborough. The site is characterised by open agricultural land, falling steeply 
away in level from New Road then more gradually further south.  

The site extends on both sides of the existing residential properties on New Street.  To the 
north the site is adjoined by a restaurant fronting New Road and existing residential 
properties, including Stubley New Hall and the Grade II* Listed Stubley Old Hall.  To the 
east the site is adjoined by more recent residential development, and to the south and west 
lies agricultural land and buildings at New Street Farm.  The southern site boundary extends 
close to the edge of the River Roch at its southern most point, with the railway line and 
Rochdale Canal beyond.

Public rights of way run adjacent to and through the site, along New Street and Stubley Mill 
Road, and Stubley Lane on the eastern site boundary is also a public right of way.

The majority of the site lies outside of the defined urban area and is allocated as Protected 
Open Land and Greenspace Corridor, with the exception of a small part of the site at the 
northern end adjacent to the A58, which lies within the defined urban area.

PROPOSAL

Outline planning permission is sought for the erection of up to 110 dwellings of up to 2.5 
storeys in height, with associated access, parking, landscaping and open space.  The 
illustrative masterplan and parameter plan indicate that the central and southern parts of the 
site would be used for public open space including an attenuation pond, with the land to the 
west of New Street also shown indicatively as open space.  The proposal also includes the 
demolition of an existing derelict brick building located close to the northern end of the site.

It is envisaged that the site will deliver a mix of housing sizes and types, predominantly 3 
and 4 bed semi-detached and detached, of up to 2.5 storeys in height, although the details 
are not submitted at this stage.  The illustrative masterplan indicates that approximately 3 
hectares (41%) of the site would be used for the provision of open space and landscaping.

Detailed permission is sought for the means of access to the development, consisting of the 
construction of a new access road off the A58 New Road, and involving the relocation of an 
existing bus stop.  The illustrative masterplan also indicates that an emergency access link 
would be created between the housing development and New Street, at the southern end of 
the site. All other matters are reserved to the detailed stage.



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.

Adopted Rochdale Core Strategy

The Council adopted the Core Strategy on 19 October 2016.  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

SP3/P The Strategy for Pennines

C1 Delivering the right amount of housing in the right places
C3 Delivering the right type of housing
C4 Providing affordable homes
C6 Improving health and well being
C7 Delivering education facilities
C8 Improving community, sport, leisure and cultural facilities

P2 Protecting and enhancing character, landscape and heritage
P3 Improving design of new development

G5 Managing Protected Open Land
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, contamination and land instability 

T1 Delivering sustainable transport
T2 Improving accessibility

DM1 General development requirements
DM2 Delivering planning contributions and infrastructure

Rochdale Unitary Development Plan (June 2006)

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



G/D/1 Defined Urban Area
D/10 Protected Open Land
G/8 Greenspace Corridors
RE/6 Recreational Rights of Way
EM/7 Development and Flood Risk
EM/8 Protection of Surface and Ground Water
NE/2 Designated Sites of Ecological and Geological/Geomorphological Importance

Greater Manchester Joint Minerals Plan (April 2013)

Policy 8 Prior Extraction of Mineral Resources 

Supplementary Planning Guidance

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
Littleborough Town Design Statement SPG

Rochdale Borough Transport Strategy (March 2014)

RELEVANT SITE HISTORY

15/00784/SO – Screening Opinion in respect of the proposed development of up to 110 
dwellings.  EIA not required – confirmed by Secretary of State 21.12.15.

CONSULTATION RESPONSES

Highways and Engineering:-
The proposed access arrangements are acceptable. The highway at this location is capable 
of accommodating a right turn lane which will reduce congestion in busy periods. This 
development will not generate sufficient traffic to have a material negative impact upon the 
local Network Capacity. The proposed junction itself has more than enough capacity to 
accommodate 110 residential units. The access is capable of accommodating refuse 
vehicles.  Details of parking are not agreed in this application. This development will not 
have a negative impact upon Road Safety.  No Public Right of Way will be obstructed by this 
development.

Further comment re: bus stop relocation - I have seen and discussed the plans with my 
colleague at TfGM and we have no issue with the proposals.

Further comment re: Transport Assessment - TRICS is an industry standard software 
database and trip calculation by this method is perfectly acceptable. TRICS takes an 
average trip rate from a number of sites with similar attributes to that of the proposed.
On the other hand the residents’ traffic survey was taken in very close proximity to the site 
and use of evidence based data is widely encouraged by the Department for Transport. As a 
negative whilst the TRICS Database considers lots of results from similar sites, the 
parameters chosen do not always accurately reflect the proposed development.  While the 
residents’ data is taken in very close proximity, it considers only one site.



Transport for Greater Manchester:-

The approach to traffic generation assessments and junction modelling work is acceptable 
and the conclusions reached in the Transport Assessment are sound. As such there are no 
issues raised.

In terms of accessibility, the site is well connected by public transport and there are 
opportunities for active travel to the nearby local amenities and services. As part of any 
future reserved matters application, there are opportunities to provide pedestrian 
connections throughout the site linking to the surrounding residential streets and in particular 
Smithy Bridge Road for access to the station, which will help to encourage trips on foot/by 
cycle.  

Comments relating to bus-stop relocation - 
The proposed junction would require the relocation of an existing Quality Bus Corridor bus 
stop, shelter, raised boarding platform and lay-by.  It is stated in the TA that the bus stop will 
be relocated to the east with a simple flagpost type stop.  This would not be acceptable; 
TfGM would require like for like replacement facilities.  Any relocated bus stop facilities 
should remain within the frontage of the site and would be subject to TfGM’s normal 
consultation processes.
Further comments - I can confirm that the revised proposals, as outlined in the attached 
drawings, have been approved by TfGM, Rochdale Borough Council Highways and GM 
Police.  In line with TfGM’s procedures, the next step would be to consult with local 
residents, ward councillors and operators.  TfGM will undertake the consultation exercise 
post-planning decision and TfGM will work with the applicant/client to resolve any objections 
received to the proposals.

For the relocation of the passenger shelter to be relocated the following cost will apply:
Disconnection                                                 £500
Remove Shelter                                              £370
Reinstate site                                                  £504
Install feeder pillar & connection           £1042
Install Shelter                                                  £295
Reinstate site                                                  £504
Electrical check                                               £180
Total costs                                                       £3395
For TfGM to remove the existing bus stop pole and replace with a new stainless steel pole 
and a new timetable case will be £588.55.

Public Protection (Environment): - Request condition requiring Phase 2 report.

Lead Local Flood Authority:-
Comments 05.08.2015 - I have a number of queries regarding this submission. The main 
one is around consenting. I would like the EA to comment as I feel that the existing onsite 
channels are being amended sufficiently to be considered part of the site drainage strategy 
and therefore as this discharges into the Rover Roch - which is main river, I would like to 
see their comments and request calculations. Finally, I would like to know the management 
strategy for the pond etc as it would not be likely Rochdale will adopt this as they haven’t 
others.

Comments 15.01.2016 – I am in agreement with the EA comments. No consideration has 
been allowed for dealing with the existing channels and the possibility of flooding from them.  
They need to manage the existing and proposed water and cannot do that without some 
form of treatment.
In addition, the flood compensation for the land needs to be accessible and should include 
for climate change.  Looking at the recent rain events, I don’t think it will take much to move 
some properties back into Flood Zone 2.



Comments 18.01.2016 - Further to our site visit, I am concerned that the proposed surface 
water management strategy is not sufficiently developed to enable me to agree to the 
proposals. The existing topography of the land questions the validity of the design and its 
ability to operate sufficiently to provide sufficient drainage capability for the site and also 
manage the proposed flood issues based around the River Roch.
In addition, I would like further information regarding your proposed treatment of the existing 
water courses within the site and more information around the proposed pond.

Comments 29.02.2016 - The site in question has been subject to flooding on a number of 
occasions. This area is largely presumed to be acting as a flood plain. The low lying nature 
of the area means that any stored water on the adjacent proposed site may need to be 
managed using a non-gravity fed system. The extents of the current flooding is dictated to 
by the low lying nature of the land and therefore any additional storage may need to be 
provided using alternative methods than simple shaping of the existing terrain. 
As the outlet from any attenuation will be via the existing watercourse, it will be necessary to 
ensure that the existing flows are not gravity locked and prevent the water from discharging 
to the river for a considerable length of time. Coupled with the low lying nature of the site, 
will mean that the proposed attenuation will very quickly be exceeded and further flooding 
on site will take place. This will then have the knock on effect of changing the existing flood 
boundary and potentially flooding some of the low lying properties.
The adjacent land was previously used as a treatment works and has also been known to 
flood on a regular basis. Both within the site boundary and adjacent land, there is a foul 
sewer which has the potential to take floodwater. However, this would need to be managed 
as if this system is overwhelmed, there is the potential to discharge foul sewage both on to 
the site and in to the river.
The existing outlet in to the River Roch is of an unknown nature. This crosses under the 
highway (Bridleway) and crosses land of unknown owner. It will be necessary to prove the 
size and nature of this connection and obtain permission to carry out any amendments to it 
as it crosses the land.
An upgraded outfall would also be necessary to ensure the future viability of the connection. 
EA consultation will be required for this.

Comments 15.06.2016 – I note there is a UU pipe across the site, however this design 
does answer our concerns. Advise you obtain further comments from the EA.

Public Protection (Noise): No objection. Comments as follows: -
Original comments - Having reviewed the submitted noise report this section cannot support 
the application in its current form. I am concerned that the predicted future external noise 
levels in zone A are well in excess of the maximum level of 55dB(A) set out in BS 8233 
2014 and the WHO Guidelines for Community Noise. 

The report suggests that further screening will be used wherever practicable to provide 
further attenuation of traffic noise. If this is the case I would suggest that this further 
screening is decided upon and a recalculation of noise levels is undertaken. If undertaken I 
would be able to consider the development as being designed to achieve the lowest 
practicable levels in these external amenity spaces. 

It is also worth noting that the Public Protection Service remain keen for all proposed 
housing developments to achieve external noise levels of no greater than 55 dB(A).

Further comment - Taking the new information into account we have no objection to the 
proposal.  Request more complete report with the final noise mitigation measures at 
reserved matters stage.
 
Conservation Project Officer:-
Although the site is the remaining area of green space surrounding Stubley Old Hall the hall 
is enclosed by boundary treatments and extensive planting including trees and hedges.  I 
consider that this has already effectively removed the agricultural context of the hall and in 



line with NPPF paragraph 134 the proposal leads to less than substantial harm to the 
significance of the designated asset.  As Historic England comment, the development 
should be designed sensitively by setting back the structures to retain as much space as 
possible around the hall without encroaching on it.

I consider the proposal to cause minimal harm to the setting of the listed cottages 18-22 
New Road and I do not consider this to be an issue.

Strategic Housing:-
Given the significant requirements for additional affordable housing in the Pennine 
Township, as set out in the recent SHMA update, we will require on site provision on the 
above site.

Schools Service:-
Primary - Additional potential children will exacerbate the school place pressure. For the 
primary sector, additional places could be accommodated (subject to consultation) within an 
existing primary school, which would need to be expanded further than currently planned. 
The developer contribution for primary school places would be as follows:  110 dwellings x 
0.25 =22 children x £12,320.01 = £271,042.20.
Secondary - The table below shows the expected effect of the additional pupils on overall 
place demand. Additional potential children will exacerbate the school place pressure. For 
the secondary sector, additional places could be accommodated (subject to consultation) 
within an existing secondary school, which would need to be expanded further than currently 
planned. The developer contribution for secondary school places would be as follows:  110 
dwellings x 0.1 =11 children x £15,400.01 = £169,400.11
The total education contribution required from this development is therefore £440,442.31.
The Local Authority would require the contributions before the commencement of the 
developments, because the school places would need to be ready prior to the occupation of 
properties on the development.

Rights Of Way:- No comments received to date. 

Tree and Woodland Development Officer:-
I inspected this site on 14 August 2015.  The two woodlands off New Street are visually 
important to the local area but currently are both of low quality with significant fly tipping and 
vandalism.  I would want to see proposals to improve these woods as part of any landscape 
proposals associated with this outline application, including thinning and some replanting. 
I would want to see a full arboricultural report including an impact assessment and a tree 
protection plan for the groups of the trees covered by TPO003, the unprotected trees 
surrounding Stubley New Hall and the group of significant trees growing behind Nos. 2 to 8 
Mill Fold Gardens.   
It is proposed that the small group of trees adjacent to No. 11 New Road will become the 
gateway into the development and I would want to see improvements to increase the visual 
amenity of this area, including new planting and a comprehensive landscaping scheme.

Canal & River Trust:-
The Trust welcomes the recognition given to the Rochdale Canal Special Area of 
Conservation (SAC) and Site of Special Scientific Interest (SSSI) in the application 
documents. The Local Planning Authority should satisfy itself that sufficient information has 
been provided to enable it to assess the impact of development, both direct and indirect, on 
these designations. 

Notwithstanding the above it is considered that the proposed area of public open space 
between the development and the direction of the canal may help to mitigate some of the 
indirect impacts on the SSSI arising from recreational pressure and would recommend that 
this area should be retained as part of any future development of the site.

Health And Safety Executive:- No comments received to date  



National Grid:- No comments received to date  

Network Rail:- The proposal’s southern boundary is approximately 63m (from a desktop 
study only) distance to the Network Rail boundary. The River Roch also divides the site from 
the railway. Therefore the usual planning conditions do not apply. 

It should be noted that the proposal will see access and egress onto New Road, which leads 
to Smithy Bridge Road and the railway station as well as the Smithy Bridge Level Crossing. 
Smithy Bridge Level Crossing as you are no doubt aware has recently been upgraded.

(1) No part of the development shall cause any existing level crossing road signs or 
traffic signals or the crossing itself to be obscured. Clear sighting of the crossing must be 
maintained for the construction/operational period and as a permanent arrangement. The 
same conditions apply to the rail approaches to the level crossing. This stipulation also 
includes the parking of vehicles, caravans, equipment and materials etc, which again must 
not cause rail and road approach sight lines of the crossing to be obstructed. At no point 
during construction on site or after completion of works should there be any deterioration of 
the ability of pedestrians and vehicles to see the level crossing and its signage. There must 
be no reduction in the distance that pedestrians and vehicles have sight of the warning signs 
and the crossing itself. Network Rail reserves the right to provide and maintain existing 
railway signals/signs (whistle boards etc) and level crossing equipment along any part of its 
railway. 

It should be noted that this has been the subject of several complaints recently where 
householders have said that, by stopping trains outside their houses, we are invading their 
privacy, and by trains whistling creating a noise nuisance. If it determined that the 
applicant’s proposal has affected the clearance and sighting of a level crossing then the 
applicant will be required to provide at their own expense mitigation measures to ensure that 
the safety of the crossing, pedestrians and drivers is maintained.

(2) Network Rail requests that the LPA and the developer (along with their chosen acoustic 
contractor) engage in discussions to determine the most appropriate measures to mitigate 
noise and vibration from the existing railway to ensure that there will be no future issues for 
residents once they take up occupation of the dwellings. Network Rail is aware that 
residents of dwellings adjacent to the railway have in the past discovered issues upon 
occupation of dwellings with noise and vibration from the existing operational railway, as a 
consequence of inadequate mitigation measures for the site, and therefore it is a matter for 
the developer and the LPA via mitigation measures and conditions to ensure that these 
issues are mitigated appropriately prior to construction.

United Utilities
With reference to the above planning application, United Utilities wishes to draw attention to 
the following as a means to facilitate sustainable development within the region. 

Drainage Comments 
In accordance with the National Planning Policy Framework and Building Regulations, the 
site should be drained on a separate system with foul water draining to the public sewer and 
surface water draining in the most sustainable way. 

Building Regulations H3 clearly outlines the hierarchy to be investigated by the developer 
when considering a surface water drainage strategy. We would ask the developer to 
consider the following drainage options in the following order of priority: 
a) an adequate soak away or some other adequate infiltration system, (approval must 
be obtained from local authority/building control/Environment Agency); or, where that is not 
reasonably practical 
b) a watercourse (approval must be obtained from the riparian owner/land drainage 
authority/Environment Agency); or, where that is not reasonably practicable 



c) a sewer (approval must be obtained from United Utilities) 
A number of public sewers cross this site and we will not permit building over them. We will 
require an access strip width of 10 metres, 5 metres either side of the centre.

United Utilities will have no objection to the proposal provided that the following conditions 
are attached to any approval: 
This site must be drained on a separate system, with only foul drainage connected into the 
foul sewer. Surface water should discharge to a Sustainable Drainage System as stated on 
the planning application to meet the requirements of the National Planning Policy 
Framework. 

Water Comments 
According to our records there is an easement in the vicinity of the southern corner of the 
site, however according to the development plan there will be no encroachment. I would still 
advise that the developer adheres to the Standard Conditions for Works Adjacent to 
Pipelines Guidance
A domestic water supply can be made available to the proposed development. 
A pressure management valve will be required to cap the pressure in the network in this 
area. The developer may be required to pay all or part of the cost of installation. 
The applicant must undertake a complete soil survey, as and when land proposals have 
progressed to a scheme design i.e. development, and results submitted along with an 
application for water. This will aid in our design of future pipework and materials to eliminate 
the risk of contamination to the local water supply.
A separate metered supply to each unit will be required at the applicant's expense and all 
internal pipe work must comply with current water supply (water fittings) regulations 1999. 
The level of cover to the water mains and sewers must not be compromised either during or 
after construction.

Natural England
Natural England does not wish to object to this proposal but we draw your attention to the 
following advice and comments:

Internationally designated sites
The application site is in close proximity to a European designated site (also commonly 
referred to as Natura 2000 sites), and therefore has the potential to affect its interest 
features. European sites are afforded protection under the Conservation of Habitats and 
Species Regulations 2010, as amended (the ‘Habitats Regulations’). The application site is 
located approximately 115 metres from the Rochdale Canal Special Area of Conservation 
(SAC) which is a European site. The site is also notified at a national level as Rochdale 
Canal Site of Special Scientific Interest (SSSI). Please see the subsequent sections of this 
letter for our advice relating to SSSI features.

In considering the European site interest, Natural England advises that you, as a competent 
authority under the provisions of the Habitats Regulations, should have regard for any 
potential impacts that a plan or project may have. The Conservation objectives for each 
European site explain how the site should be restored and/or maintained and may be helpful 
in assessing what, if any, potential impacts a plan or project may have.

The consultation documents provided by your authority do not include information to 
demonstrate that the requirements of Regulations 61 and 62 of the Habitats Regulations 
have been considered by your authority, i.e. the consultation does not include a Habitats 
Regulations Assessment.

In advising your authority on the requirements relating to Habitats Regulations Assessment 
(HRA), and to assist you in screening for the likelihood of significant effects, based on the 
information provided, Natural England offers the following advice:
• the proposal is not necessary for the management of the European site



• that the proposal is unlikely to have a significant effect on any European site, and can 
therefore be screened out from any requirement for further assessment
When recording your HRA we recommend you refer to the following information to justify 
your conclusions regarding the likelihood of significant effects.
• The Extended Phase 1 Habitat and Protected Species Survey dated 16th July 2015 
submitted by the applicant.

Nationally designated sites
This application is in close proximity to Rochdale Canal Site of Special Scientific Interest 
(SSSI). Natural England is satisfied that the proposed development being carried out in strict 
accordance with the details of the application, as submitted, will not damage or destroy the 
interest features for which the site has been notified. We therefore advise your authority that 
this SSSI does not represent a constraint in determining this application. Should the details 
of this application change, Natural England draws your attention to Section 28(I) of the 
Wildlife and Countryside Act 1981 (as amended), requiring your authority to re-consult 
Natural England.

Protected Species
We have not assessed this application and associated documents for impacts on protected 
species.  You should apply our Standing Advice to this application as it is a material 
consideration in the determination of applications in the same way as any individual 
response received from Natural England following consultation.

Other advice 
We would expect the Local Planning Authority (LPA) to assess and consider the other 
possible impacts resulting from this proposal on the following when determining this 
application: 
• local sites (biodiversity and geodiversity); 
• local landscape character; and 
• local or national biodiversity priority habitats and species. 
Natural England does not hold locally specific information relating to the above. These 
remain material considerations in the determination of this planning application and we 
recommend that you seek further information from the appropriate bodies (which may 
include the Councils own ecology team, the local records centre, your local wildlife trust, 
local geo-conservation group or other recording society and a local landscape 
characterisation document) in order to ensure the LPA has sufficient information to fully 
understand the impact of the proposal before it determines the application. 

Biodiversity enhancements 
This application may provide opportunities to incorporate features into the design which are 
beneficial to wildlife, such as the incorporation of woodland creation, roosting opportunities 
for bats or the installation of bird nest boxes. The authority should consider securing 
measures to enhance the biodiversity of the site from the applicant, if it is minded to grant 
permission for this application. This is in accordance with Paragraph 118 of the NPPF.

Environment Agency
20.08.2015 – Objection. Comments as follows:
In the absence of an acceptable Flood Risk Assessment (FRA) we object to the grant of 
planning permission and recommend refusal on this basis for the following reasons: The 
FRA submitted with this application does not comply with the requirements set out in 
paragraph 9 of the Technical Guide to the National Planning Policy Framework. The 
submitted FRA does not therefore provide a suitable basis for assessment to be made of the 
flood risks arising from the proposed development. In particular, we disagree with some of 
the content in the submitted FRA by RSK (880630-R1 (02)-FRA), in particular: - When 
reference is made to the topographic survey it would appear that a larger area of the site is 
below the 1% AEP flood level. Node 5 on the Environment Agency’s provided information 
indicates a level of 136.85m. The existing site levels shown on the Drainage Appraisal drg. 
no. 10-02/P1 has levels lower than this in a significant area where housing is proposed. 



Accordingly, flood zone 3 is potentially larger than suggested on the flood map and could 
extend into the area where development is proposed. Section 10.3 of the FRA states that 
there are no planned residential development works within flood zone 3. The levels seem to 
suggest that this might not be the case. When the impact of climate change is considered, 
the area affected is also likely to be slightly larger. With reference to the cut and fill drawing 
(Ref: 10-03/P1) it is proposed to fill land within flood zone 3 which could result in a loss of 
flood plain storage. This is not referred to in the FRA and it is not clear why this is proposed. 
It also shows the fill to flood zone 2 areas and lowering to compensate for this elsewhere 
within flood zone 2 on site. Whilst this would mitigate the impact of the development and 
retain flood plain storage there would be no contribution to reducing risk.

The proposed surface water attenuation pond is also sited within flood zone 2 and close to 
flood zone 3. Modifications to the ground levels to achieve the pond could encroach into 
flood zone 3 and this should be avoided. 
Overcoming our objection You can overcome our objection by submitting an FRA which 
provides further clarification of the existing levels and flood zone 3 extents and 
demonstrates that the development will not increase risk elsewhere and where possible 
reduces flood risk overall. If this cannot be achieved we are likely to maintain our objection 
to the application. We ask to be re-consulted with the results of the FRA. We will provide you 
with bespoke comments within 21 days of receiving formal reconsultation. Our objection will 
be maintained until an adequate FRA has been submitted.
Advice to LPA – Sequential and Exception Test
It is for the local planning authority to determine whether or not there are other sites 
available at lower flood risk as required by the Sequential Test in the National Planning 
Policy Framework. In addition the NPPF also advises that the proposed development is only 
appropriate provided that the site meets the requirements of the Exception Test. Our 
comments on the proposal relate to the part of the Exception Test that demonstrates the 
development is safe. The local planning authority must decide whether or not the proposal 
satisfies the other part of the Exception Test that the development provides wider 
sustainability benefits to the community that outweigh flood risk.

Response received 01.10.2015 – comments as follows.
Flood Risk
The additional and revised information has shown that it should be feasible to mitigate fluvial 
flood risk impacts of the proposed development by an appropriately designed cut and fill 
scheme for the site. This would be necessary at detailed design stage and the cut and fill 
areas shown on drawing number 10-03/P3 are likely to require some further refinement.  In 
particular, there is ‘fill’ shown for an area of flood zone 3 in the south west corner where 
development is not proposed and this seems unnecessary. The surface water attenuation 
pond is also shown where levels are to be reduced by approx. 2m. This would result in the 
pond potentially being within the flood plain of a 1% AEP event. This should be avoided as 
the performance of the pond would be affected by river flooding.  

The submitted information has refined the published flood zone 3 extents shown on the 
current published “flood map for planning”. It has determined that flood zone 3 is potentially 
larger than that currently shown on our maps.  It can be seen that contrary to the statement 
in the original FRA, the proposal would include new development affecting flood zone 3 
areas. The LPA should only consider approval of this scheme if the sequential and 
exception tests of the NPPF are passed.

The assessment has also identified appropriate minimum floor levels for proposed dwellings 
that would be above design fluvial flood levels.  We can now therefore withdraw our 
objection, however, the following conditions should be included on the decision notice.

The proposed development will only meet the requirements of the National Planning Policy 
Framework if the following measure(s) as detailed in the Flood Risk Assessment by BWB 
and amended details as outlined in letter of the 17 September 2015 (ref: 880630/L03/KJ) 



submitted with this application are implemented and secured by way of a planning condition 
on any planning permission.
 
Condition
The development hereby permitted shall not be commenced until such time as a scheme of 
compensatory flood plain storage has been submitted to, and approved in writing by, the 
local planning authority. Cut and fill volumes shall be identified in incremental depth bands 
across the site that confirm storage volumes are not reduced within each 200mm depth 
band.
 
The scheme shall be fully implemented and subsequently maintained, in accordance with 
the timing / phasing arrangements embodied within the scheme or within any other period 
as may subsequently be agreed, in writing, by the local planning authority.

Reason
To reduce the increased risk of flooding to the proposed development and elsewhere.
  
Condition
The development hereby permitted shall not be commenced until such time as details of 
proposed floor levels has been submitted to, and approved in writing by, the local planning 
authority.  
 
The scheme shall be fully implemented and subsequently maintained, in accordance with 
the timing / phasing arrangements embodied within the scheme, or within any other period 
as may subsequently be agreed, in writing, by the local planning authority.

Reason
To reduce the risk of flooding to the proposed development and future users.
 
Advice to applicant
The River Roch is designated “Main River” and is subject to Byelaw Control. In particular, no 
works may take place within 8 metres from the bank top of the watercourse without the prior 
consent of the EA. Consent is also required under the Water Resources Act 1991, for any 
works on, over or within the channel of the watercourse, including construction of surface 
water outfalls.
 
Biodiversity
The proposed development will be acceptable if a planning condition is included requiring a 
scheme to be agreed to ensure that the landscape within the site is managed in such a way 
as to protect the ecological value of the site including the new ponds/wetland and retained 
greenspace.
 
Condition
No development shall take place until a landscape management plan, including long- term 
design objectives, management responsibilities and maintenance schedules for all 
landscaped areas (except privately owned domestic gardens), shall be submitted to and 
approved in writing by the local planning authority. The landscape management plan shall 
be carried out as approved and any subsequent variations shall be agreed in writing by the 
local planning authority.
 
The scheme shall include the following elements:
 
• detail extent and type of new landscaping including planting schedule largely based 

on native species.
• details of retained or enhanced greenspace
• details of maintenance regimes
• details of all new wetland/pond habitat created on site
• details of treatment of site boundaries and River Roch tributary flowing through site. 



• details of management responsibilities
 
Reasons
To ensure the protection of wildlife and supporting habitat and secure opportunities for the 
enhancement of the nature conservation value of the site in line with national planning 
policy.
 
This condition is supported by the National Planning Policy Framework (NPPF), paragraph 
109 which recognises that the planning system should aim to conserve and enhance the 
natural and local environment by minimising impacts on biodiversity and providing net gains 
in biodiversity where possible, contributing to the Government's commitment to halt the 
overall decline in biodiversity, including by establishing coherent ecological networks that 
are more resilient to current and future pressures. Paragraph 118 of the NPPF also states 
that opportunities to incorporate biodiversity in and around developments should be 
encouraged.

Current indicative proposals do not detail design prescriptions for the existing open tributary 
that flows through the site. It is recommended that this is retained as an open channel 
external to any private amenity gardens, to maximise its green infrastructure value. 

We welcome proposed area for open space enhancement, and recommend clear design 
and management prescriptions are provided for this area that will contribute to enhancing 
this site's current ecological value, and potentially create new priority habitat.

A scheme should be agreed to ensure that the new ponds within the site maximise their 
biodiversity interest as well as providing required site flood attenuation volumes.  They 
should be designed, located, constructed and managed in such a way as to positively 
contribute to the nature conservation value of the site, and adequately mitigate for loss of 
large Pond 1 and linking wetland habitat.

The infilling of existing low lying wetlands external to the built footprint, or cut operations in 
proximity to retained mature woodland areas as indicated by RSK drawing 10-03 P1 are not 
recommended.

Condition
No development shall take place until the proposed ponds are constructed in accordance 
with a scheme to be submitted to and approved in writing by the local planning authority.

Reasons
To ensure that the proposed ponds and linking habitats are developed in a way that 
contributes to the nature conservation value of the site in accordance with the National 
Planning Policy Framework (NPPF) paragraph 109, which requires the planning system to 
aim to conserve and enhance the natural and local environment by minimising impacts on 
biodiversity. Paragraph 118 of the NPPF also states that opportunities to incorporate 
biodiversity in and around developments should be encouraged.

Condition
No development shall take place until a detailed method statement for removing Japanese 
knotweed, Himalayan balsam on the site has been submitted to and approved in writing by 
the local planning authority.  The method statement shall include proposed measures that 
will be used to prevent the spread of Japanese knotweed, Himalayan balsam during any 
operations e.g. mowing, strimming or soil movement. It shall also contain measures to 
ensure that any soils brought to the site are free of the seeds / root / stem of any invasive 
plant covered under the Wildlife and Countryside Act 1981, as amended. Development shall 
proceed in accordance with the approved method statement.
 



Reasons
To prevent the spread of Japanese knotweed, Himalayan balsam which is an invasive 
species. Without it, avoidable damage could be caused to the nature conservation value of 
the site contrary to national planning policy as set out in the National Planning Policy 
Framework paragraph 109, which requires the planning system to aim to conserve and 
enhance the natural and local environment by minimising impacts on biodiversity and 
providing net gains in biodiversity where possible.
 
Contaminated Land  

We have reviewed the submission of a Phase I & II Geo-Environmental Site Assessment 
(dated May or June 2015) by E3P Ltd for land off New Street, Littleborough for proposed 
residential units, to assess the possible risks to controlled waters from the current and future 
condition of the land. 

The National Planning Policy Framework paragraph 109 states that the planning system 
should contribute to and enhance the natural and local environment by preventing both new 
and existing development from contributing to or being put at unacceptable risk from, or 
being adversely affected by unacceptable levels water pollution.

We are largely in agreement that the site is unlikely to pose a risk to controlled waters 
(namely the Secondary B Aquifers in the Superficial and bedrock deposits).
 
If this development were to seek full planning permission we would be minded to 
recommend the following as the wider site does not appear to have been used for historical 
industrial purposes.

We consider that planning permission could be granted for the proposed development as 
submitted if the following planning condition is included as set out below. 

Condition
If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the local planning 
authority) 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 remediation strategy shall 
be implemented as approved.

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 
encourage 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. 

Response received 29.06.2016 - comments re. additional information (Drainage Appraisals 
options 1 and 2).  
The submitted information shows that option 2 for the drainage proposal has a proposed 
attenuation pond within flood zone 2. We would advise that it would be preferable to site 
storage ponds outside flood zone outline extents. This is especially so when the latest 
estimates regarding climate change impacts are considered. Under the latest scenarios 
published in February 2016, the 1%AEP extent with 30% CC increase results in a similar 
flood extent to the current flood zone 2.



Any design will need to be approved in accordance with the LLFA.

Greater Manchester Archaelogical Advisory Service:-
GMAAS recommends that a programme of works be secured using the following wording:
No development shall take place until the applicant or their agents or their successors in title 
have secured the implementation of a programme of archaeological works. The programme 
of works is to be undertaken in accordance with a Written Scheme of Investigation (WSI) 
which has been submitted to and approved in writing by the local planning authority. The 
WSI shall cover the following:
1. A phased programme and methodology of site investigation and recording to include:
-archaeological monitoring of a controlled topsoil strip inside a targeted area
- (depending upon the results of the monitoring) targeted area excavation and recording
2. A programme for post investigation assessment to include:
- analysis of the site investigation records and finds
- production of a final report on the significance of the archaeological, architectural and 
historical interest represented.
3. Provision for publication and dissemination of the analysis and report on the site 
investigation.
4. Provision for archive deposition of the report, finds and records of the site investigation.
5. Nomination of a competent person or persons/ organisation to undertake the works set 
out within the approved WSI.

Reason: In accordance with NPPF paragraph 141, to record and advance the understanding 
of the significance of any buried archaeological remains for archival and research purposes. 
The programme of work should be undertaken by a suitably qualified and experienced 
archaeological contractor, funded by the applicant. GMAAS will monitor the implementation 
of the work on behalf of Rochdale MBC. 

Greater Manchester Ecology Unit:-
The application site is not designated for its nature conservation importance and is not 
adjacent to any designated sites. Although the site is within 150m of the Rochdale Canal 
Special Area of Conservation (SAC) it is separated from the SAC by the river Roch and a 
railway line. Further, the site is at a lower level than the Canal. The development will not 
cause any direct impacts to the Canal, there will be no shading of the Canal and there will 
be no hydrological connectivity between the development and the Canal. I would therefore 
conclude that the development proposal will not have any harmful impacts on the special 
nature conservation interest of the Rochdale Canal SAC.

The site is considered to have only low potential to support any specially protected species, 
except for low numbers of foraging bats. I would accept the results of the DNA analysis 
which showed that great crested newts were absent from water bodies on or close to the 
application site. The site does have some potential to support priority bird species (e.g. 
Reed Bunting) and it does support habitats of some local nature conservation value, 
including a pond, a small water course and wet/marshy grassland. There are small areas of 
woodland adjacent. Further, the application site is within the Roch Valley corridor, regarded 
as an important Green Infrastructure asset for the Borough and a potentially important 
wildlife corridor. The development will inevitably result in a loss of openness in the Valley 
and may compromise opportunities for wider greenspace improvements along the Valley in 
the future.

The Ecology Survey and Assessment submitted with the application (REC July 2015) has 
been carried out by suitably qualified consultants and is to generally appropriate and 
proportionate standards. But the Assessment has in my view rather undervalued the context 
of the site as open greenspace within the Roch Valley. There is little mention of the potential 
importance of the river as a wildlife corridor and the River corridor is not particularly well 
referenced in the layout or landscape plans, although I would accept that proposals for the 
southern part of the site closest to the River do have some potential to enhance this area for 



biodiversity. There appear to be no plans to enhance the river course itself for Biodiversity 
(i.e. ‘in-channel’ or bank improvements are proposed). 

Compensation for loss of semi-natural habitats is proposed in outline in the Masterplan for 
the site which shows replacements ponds and landscaping in areas to the south and west of 
the planned development area.

If Rochdale MBC consider that the development is acceptable in principle I would 
recommend –

 That detailed Landscaping Plans be required that fully take into account the need to 
complement and enhance the Roch Valley corridor. 

 That further details of surface water drainage be provided to ensure that there is no 
increased pollution risk to the Roch arising from the development. The proposed new 
‘balancing’ ponds should be designed so as to maximise their wildlife value; pollution 
control measures will be needed to protect water quality in these features.

 That appropriate Best Construction Practice should be followed throughout any 
Construction Period to avoid any possibility of polluting the Roch.

 That measures be taken to control the spread of Himalayan Balsam and Japanese 
knotweed during the course of the scheme be taken. Under the terms of the Wildlife and 
Countryside Act 1981 (as amended) it is an offence to cause these plants to spread in 
the wild. Both have been recorded on or close to the site

 That no vegetation clearance that may be required by the scheme take place during the 
optimum period for bird nesting (March to July inclusive) unless nesting bids have been 
shown to be absent by a suitably qualified person.

 In the interest of avoiding harm to nocturnal wildlife any lighting scheme for the 
development should avoid direct lighting of the Roch, the water courses within the site 
and the new ponds.

Further comments - The bat survey has been conducted to appropriate and proportionate 
standards. Although generally early September is a little late in the ‘bat year’ to conduct 
roost surveys this year the season has been late, with young still recorded in roosts in the 
area into September. Further, the site has only low-moderate potential to support bats, as 
confirmed in the initial ecology surveys and by the results of this dedicated bat survey. 

I have no reasons to disagree with the results of the survey, which state that the site has 
some limited value for foraging by relatively common bat species but has only low/very low 
potential for supporting bat roosts. I therefore have no additional comments to add regarding 
bats.

GM Fire Service:-
The above proposal should meet the requirements for Fire Service access.
The Fire Service requires vehicular access for a fire appliance to within 45m of all points 
within the dwellings. 
The access road should be a minimum width of 4.5m and capable of carrying 12.5 tonnes. 
Additionally if the access road is more than 20m long a turning circle, hammerhead, or other 
turning point for fire appliances will be required. The maximum length of any cul-de-sac 
network should be 250 m.
There should be a suitable fire hydrant within 165m of the furthest dwelling.
The Fire Service strongly supports the installation of domestic sprinkler systems as a 
positive measure to protect persons.  At a small cost occupants’ can be given the 
reassurance of a high level of protection.  All developers should positively consider the 
viability of installing domestic sprinkler systems.  
The access requirements for a dwelling fitted with an approved sprinkler system can deviate 
from the required standard detailed above, further consultation will be required.



GM Geological Unit:-
The applicant is proposing to build 110 dwellings on a site covered by coal, brick clay and 
sandstone MSAs. A Minerals Assessment Review has been submitted which assesses 
reserves in the context of Policy 8 of the Minerals Plan. The report argues that it would be 
environmentally unacceptable and uneconomic to extract the minerals and that the need for 
housing outweighs the need for development. 
Policy 8 states that development without prior extraction will be allowed where: 
“it can be clearly demonstrated that it’s not environmentally acceptable or economically 
viable to extract the mineral prior to non-mineral development taking place” 
The significant depth of drift deposits at site would likely make extraction of safeguarded 
sandstone and coal uneconomic and so could be exempted. 
Whilst it has been argued that it would be uneconomic and not environmentally acceptable 
to extract safeguarded clay reserves at site, this is based on a large number of assumptions. 
Whilst the site is surrounded by sensitive receptors, suitable planning conditions could help 
mitigate the impact on the environment. 
The argument that extraction of clay would be uneconomic is based on the assumption that 
only a small proposition for site could be extracted. If the Council agrees that only a small 
proportion of site would be suitable for extraction we would recommend that the 
development is exempted from prior minerals extraction in line with Policy 8 of the Joint 
Waste and Minerals Plan. 
The report also argues that the need for housing development outweighs the need for 
extraction. If the Council agrees with the need for housing stock we would recommend that 
the development is exempted from prior minerals extraction in line with Policy 8 of the Joint 
Waste and Minerals Plan.

Greater Manchester Police (Design For Security):-
Thank you for the opportunity to comment on the above application, having looked at the 
proposals we would recommend that this proposal should be accompanied by a thorough 
assessment of the crime and disorder issues. We would like to see a Crime Impact 
Statement: Preliminary submitted in support of this application. This proposal should also be 
designed and constructed to Secured by Design (SBD) standards including laminated 
glazing; security-certified windows and doors.

Further comment - the applicant has agreed that a full Crime Impact Statement will be 
produced at the full application stage. We would ask that a condition is put onto this 
application requiring the applicant to submit a full Crime Impact Statement once the 
proposal reaches the full application stage.

Rochdale Development Agency:- No comments received to date  

The Coal Authority:- The Coal Authority considers that the content and conclusions of the 
Phase 2 Geo-Environmental Site Assessment Report (May 2015, prepared by E3P) are 
sufficient for the purposes of the planning system in demonstrating that the application site 
is safe and stable for the proposed development.  The Coal Authority therefore has no 
objection to the proposed development.  

Historic England:- The remit of Historic England in this case lies within the impact on Stubley 
Old Hall (Grade II* Listed) only.  Over time, the setting of the hall has become increasingly 
enclosed, seemingly in reaction to encroaching development within its wider context which 
would have once been characterised by natural and agricultural landscape.  The area 
subject of the current application comprises the last remaining portion of green space 
surrounding the immediate setting of the hall. The loss of this last portion of green space 
surrounding the site does constitute some harm, likely to be minor-moderate depending on 
the detailed design of the final scheme.  We would encourage harm to the hall to be 
minimised by setting buildings back from the hall, reducing the density of development and 
planting of carefully selected evergreen trees to minimise visual impacts in winter months. It 
is for the local planning authority to weigh the harm to the significance of heritage assets 
against public benefits of the proposal in line with paragraph 134 of the NPPF.



Littleborough Civic Trust:- No comments received to date  

Peak and Northern Footpaths Society:- If planning permission is granted, please include a 
condition that there must be no obstruction of any public right of way.  Should a temporary 
or permanent obstruction be unavoidable, then no development should take place until a 
Diversion Order has been confirmed and the diversion route, with a satisfactory surface and 
adequate width and way marking, is available for public use.

The Ramblers Association:- No comments received to date  

Open Spaces Society:- No comments received to date  

Public Protection (Air Quality):- No comments received to date  

REPRESENTATIONS

Letters of notification were sent to surrounding neighbours, and notices were displayed in 
the vicinity of the site and in the local press.  

A total of 112 objections were received from 68 addresses.  The following issues were 
raised, and these are addressed where relevant in the Analysis section of this report.

 Loss of green land. Brownfield sites should be used first and there is no evidence 
that brownfield sites have been considered.

 Contrary to policy contained in the National Planning Policy Framework, Rochdale 
UDP and Core Strategy.

 Not a sustainable site.
 No justification for building on Green Corridor or Protected Open Land.
 Once the land is built on it could never be reversed back to its original state.
 Premature - land release should be done through the Local Plan review.
 Would lead to urban sprawl and coalescence of Littleborough and Dearnley, which 

was a reason for refusing planning permission in 1977.
 Core Strategy aims to maintain rural aspect of the Pennines and develop tourism.
 The Strategic Housing Land Availability Assessment shows that Rochdale does have 

a 5 year housing supply and lists this site as a discounted site.
 The housing figures suggested by the applicant are inflated and wholly incorrect.
 Site lies within the consultation zone of the Rochdale Canal SSSI.
 Site comprises a rich variety of habitats – hedgerows, rows of well-established trees, 

marshy and boggy land, a pond, streams, culverts and a derelict brick built well. The 
land is home to protected species and other wildlife including birds (lapwing, snipe, 
geese, heron, pheasant, woodpecker, jay, sparrow hawk and peregrine falcon), bats, 
badgers, water voles, deer, foxes, rabbits, mice, frogs, newts, toads, stoats, ferrets, 
weasels, butterflies, hedgehogs, squirrels, owls, bees, insects and flora including 
bluebells.

 The site is also ecologically important due to its proximity to the rich and protected 
habitat in the grounds of Stubley Old and New Halls, and is used by wildlife for 
hunting and foraging.

 Granting approval would set a precedent for the approval of other similar sites in the 
future, paving the way for the development of the entire Greenspace Corridor within 
the Roch Valley – including Smithybridge, Milnrow and Smallbridge.

 Encroaching onto this Greenspace Corridor would permanently exclude the option of 
a relief road to reduce congestion of the A58 in the future.

 Loss of visual amenity including views from the main road, adjacent houses, 
adjacent public footpaths, canal, route to Hollingworth Lake and Dearnley Spiritualist 
Church.

 Impact on character and setting of Littleborough, losing its individuality.



 Could lead to closure of public rights of way.
 Impact on use of area for leisure (walking, cycling and horse-riding).
 Oppressive impact on surrounding area and houses.
 Increased traffic on already congested New Road, especially when M62 is closed or 

congested – air pollution health impacts, light from headlights.
 Congestion is well known to the Council who have stipulated that road works on A58 

can only be carried out on Sundays.
 Traffic surveys don’t give an accurate indication of congestion and the assumptions 

are incorrect.  Site is within close proximity to two primary schools and one 
secondary school – increased traffic will put children at greater risk when crossing 
the road.

 Traffic survey detailed in the transport assessment was not undertaken at times 
when the traffic on the A58 is at its worst. Traffic surveys should be conducted at 
various times and days, especially the busiest times (Monday mornings and Friday 
evenings). Residents own surveys have indicated higher levels of traffic and 
conclude that the transport impact will be severe.

 The assumption that each property will have 0.5 cars is ludicrous. A four/five 
bedroom home is more likely to have 2 cars plus per property.

 New Street could potentially be used as a 'rat run' by people trying to drive from 
Smithybridge down Stubley Mill Lane and up New Street to get out on to the A58.  
The condition of the road would deteriorate further.

 Transport Assessment not in accordance with TRICS guidance.
 No construction traffic must be allowed to use New Street.
 The proposed junction is too close to New Street junction – danger to drivers and 

pedestrians.  A new right-turn lane or mini roundabout would increase congestion 
and lead to an extension of parking restrictions on New Road – inconvenience to 
residents and exacerbate congestion on back streets.

 Medical staff and emergency services struggle to reach patients quickly due to traffic 
congestion.

 Drainage – existing systems may not cope.
 Risk of flooding for neighbouring properties due to increased run-off and potential 

blockage of culvert.  Properties on New Street have suffered flooded gardens and 
garages.

 Large areas of the development site fall within flood zones 2 and 3.
 Large areas of the site are marshy and boggy.
 Drainage ponds will not prevent flooding due to the proximity of the River Roch.
 Question whether prospective purchasers would be made aware of flood risk and 

whether they would get insurance.
 The proposed open space with local area of play to the south of the site will become 

a dangerous flooded area of ponds and boggy marshland.
 Photographic evidence suggests that Flood Zone 1 is susceptible to significantly 

higher flood risk from surface and/or groundwater than is being suggested in the 
revised FRA.

 Not satisfied that the sequential test has been met.
 The site is unsuitable for development due to the inherent flood risk of the application 

site itself, and also the increased flood risk elsewhere.
 Amended plan shows further encroachment of housing into, and narrowing of, the 

greenspace corridor.
 The watercourses drain into the River Roch. Such proposals are likely to result in 

increased fluvial flood risk on the southern boundary of the application site and 
further downstream. The River Roch is highly susceptible to flood risk as 
experienced in November and December 2015.

 Raising the level of the land and hardsurfacing it will increase existing problems of 
flooding and run-off into gardens and cellars.

 The presence of a well that never stops running has not been properly addressed.
 Increased insurance premiums for adjacent residents.



 Impact on land stability.
 Raising the land will create an unpleasant alternative to open land.
 Has not been any anti-social behaviour/drug use on this land as claimed.
 Loss of parking, particularly for disabled people.
 Loss of privacy/overlooking; loss of light.
 Noise and disturbance, odour.
 Loss of trees – impact on nesting birds.
 Tree Preservation Orders are in place to protect trees to north of site.  Need to 

ensure roots are protected.  Future residents will exercise their rights to demand that 
they be felled or lopped.

 Bats use the artesian well and no survey has been carried out.
 The bat survey report dated 8 September 2015 does not meet guidelines and 

insufficient survey effort has been employed to provide any level of confidence in the 
outcome.

 Cumulative impact with other developments in the area.
 Impact on local schools, doctors, dentists, public transport services, bin collections, 

street cleaning etc.  Bus services are inadequate in the evenings and Sundays. 
Primary schools are full to capacity and Wardle Academy may not have capacity.

 Rochdale has no A&E and limited other facilities at the hospital.
 Littleborough has no banks so there will be more trips to Rochdale.
 Loss of land used for children’s informal education/learning about wildlife etc.
 Detrimental impact on setting and historic value of Grade 2* Listed Stubley Hall and 

Grade II Listed Weavers Cottages.
 Lack of affordable housing provision.  There is a shortage of affordable/starter 

homes for young families in Littleborough as highlighted in the Strategic Housing 
Market Assessment which has identified the need for two bedroom homes in the 
area.

 Out of character with design and scale of surrounding houses.
 Longer walk from New Street to relocated bus stop would deter the use of buses.
 Relocated bus stop would hinder traffic and obstruct views when turning onto A58. 

The bus stop was previously moved from Stubley Brow to improve safety but this 
would move it back.

 Buses may not have adequate space to pull-in to lay-by and will be required to pull 
out more or less in front of the site access junction causing danger to bus users and 
pedestrians.

 Geology – “high risk” re instability and gas levels.
 Burden on Council – maintenance of roads and drains.
 Land behind bus shelter is a spoil tip.
 Lack of consultation by developer – application submitted same day as public 

consultation.
 The planning application has not been advertised in accordance with the statutory 

requirements.
 Should be subject to EIA due to size of site, proximity to canal SAC/SSSI, flood risk.
 Ecological surveys are not accurate – other species are present. Great crested newt 

survey was not carried out by an independent third party.
 Site is not vacant as stated – used for agriculture for up to 30 years, providing 

grazing for cows, sheep and horses.
 Coalescence with Wardle, Dearnley and Smithy Bridge.
 Impact on setting and character of Littleborough especially with other developments 

e.g. Birch Hill, Stansfield, Durn and Akzo Nobel.  Proposed development in the Bents 
Farm area.

 Encroachment on River Roch Valley Green Corridor.
 Views of housing from New Road can’t be screened by landscaping.
 Loss of property values.
 Precedent for further development in the future e.g. land to west of site.
 Littleborough Town Design Statement has not been considered.



 Geo-environmental site investigation report is inaccurate.
 There is a secret tunnel from Stubley Old Hall to Clegg Hall that may pass under the 

site and could be destroyed.
 Potential risk of children drowning in attenuation ponds.
 Moved into the area because of peace and tranquillity, which will be destroyed.
 Understand need for housing but these are 4/5 bed houses not first time buyers 

houses.
 Negative impact on tourism and reputation of the area.
 4/5 bed houses should be built in Rochdale instead to raise the image of the town in 

the media.
 The proposed path onto Stubley Lane would encourage additional pedestrian traffic 

down Stubley Lane which is too narrow for cars and pedestrians to pass.  
 Obstruction of legal right of access to rear of property on New Road.

One letter of support was received on the following grounds:

We need some 'quality' houses in Littleborough. It is very difficult to find good four bedroom 
family houses, and the few which are for sale are very expensive for what you get. 
Littleborough is a lovely place and deserves some up market housing. We need to keep 
Littleborough more 'up market' as we have a great village, park, community etc. so let's have 
some houses to match.

ANALYSIS

Principle of Development

The NPPF and Presumption in Favour of Sustainable Development

Planning law requires applications to be determined in accordance with the development 
plan unless material considerations indicate otherwise. The National Planning Policy 
Framework (NPPF) published in 2012 is one such material consideration and whilst it does 
not change the legal status of the development plan, it promotes a presumption in favour of 
sustainable development, to which there are three mutually dependent dimensions: 
economic, social and environmental.  

Paragraph 9 of the NPPF states that pursuing sustainable development involves seeking 
positive improvements in the quality of the built, natural and historic environment, as well as 
in people’s quality of life, including (but not limited to):
 making it easier for jobs to be created in cities, towns and villages;
 moving from a net loss of bio-diversity to achieving net gains for nature;
 replacing poor design with better design;
 improving the conditions in which people live, work, travel and take leisure; and
 widening the choice of high quality homes. 

Key to its economic dimension is the contribution to building a strong, responsive and 
competitive economy, by ensuring that sufficient land of the right type is available in the right 
places and at the right time to support growth and innovation; and by identifying and 
coordinating development requirements, including the provision of infrastructure.

The social dimension requires supporting strong, vibrant and healthy communities, by 
providing the supply of housing required to meet the needs of present and future 
generations; and by creating a high quality built environment, with accessible local services 
that reflect the community’s needs and support its health, social and cultural well-being.

Finally, the environmental dimension requires that development contributes to protecting 
and enhancing our natural, built and historic environment; and, as part of this, helping to 



improve biodiversity, use natural resources prudently, minimise waste and pollution, and 
mitigate and adapt to climate change including moving to a low carbon economy.

Paragraph 14 of the NPPF states that for plan-making, the presumption in favour of 
sustainable development means that local planning authorities should positively seek 
opportunities to meet the development needs of their area; and Local Plans should meet 
objectively assessed needs, with sufficient flexibility to adapt to rapid change.

Local Planning Policy

The site lies outside the Defined Urban Area as identified in the ‘saved’ UDP and is 
therefore designated as Protected Open Land.  This is therefore covered by policy G5 
‘Managing protected open land’ of the adopted Core Strategy.  The site also forms part of 
the wider Roch Valley Greenspace Corridor and therefore ‘saved’ UDP policy G/8 
‘Greenspace Corridors’ is also applicable to this site. 

Core Strategy policy C3 states that the Council will deliver the right types of homes to meet 
the overall needs and aspirations of the borough, including by ensuring that development 
provides house types that take account of local needs and aspirations, ensuring that the 
supply of larger and higher value housing in the borough is improved, and requiring a high 
standard of design and layout that produces attractive places.

Policy C1 of the adopted Core Strategy seeks to ensure that at least 460 additional 
dwellings per annum are delivered in the borough in the period 2012-2028.   The policy 
acknowledges that this is a challenging target and whilst it seeks to ensure the focus is on 
maximising the use of brownfield sites, it is stated that the development of greenfield sites 
may be necessary.  However, policy C1 only relates to development sites within the urban 
area and therefore the policy must be considered in conjunction with policy G5 of the Core 
Strategy which relates to the management of Protected Open Land.

Section 3 of policy G5 states that Protected Open Land will not be released for development 
unless a number of criteria can be satisfied, as follows:

a. there is evidence that the development is needed and that ‘urban’ brownfield and 
greenfield sites are not available to meet those needs;

b. the location of the site is sustainable and is in accordance with the overall Spatial 
Strategy;

c. the development does not undermine the delivery of other currently allocated sites or 
key regeneration priorities and can help to deliver wider regeneration;

d. development could be accommodated without an unacceptable impact on the area’s 
landscape, biodiversity or wider green infrastructure value;

e. there is evidence that the land is physically suitable for the scale and type of 
development proposed; and

f. the development and supporting infrastructure is capable of being delivered.

In considering whether the first criterion can be applied to this proposal it is necessary to 
consider current housing supply and delivery within the borough. 

Housing Supply

As detailed above, policy C1 of the adopted Core Strategy seeks to ensure that at least 460 
additional dwellings per annum are delivered in the borough.  However, the National 
Planning Policy Framework requires local authorities to be able to demonstrate a deliverable 
five year supply of housing land.  In doing this it is necessary to deal with any previous 
under-performance against the target in the Core Strategy plan period of 2012 to 2028.  In 
the period 2012 to 2015 there was a total overall under-performance of 352 dwellings 
against the adopted Core Strategy target, which effectively increases the number of 
dwellings required over the subsequent five years to 530 per annum (352/5 + 460).   Given 



performance in recent years an additional 20% buffer is currently required, resulting in a 
supply target of 636 additional dwellings per annum.

The five year supply as at 1st April 2015 demonstrates that there is capacity to deliver 690 
additional dwellings per annum in the first five years.  Therefore the Council could 
demonstrate a 5.4 year supply of housing land as at 1st April 2015.

The five year supply as at 1st April 2016 will be available on publication of the 2016 Strategic 
Housing Land Availability Assessment.  However, it is known that the number of additional 
homes completed in the borough in 2015/16 was only 308.  This further increases the 
shortfall in the plan period to 504 (352 + 152) and means that 561 dwellings per annum 
would be required for the next five years from 1st April 2016, increasing to 673 per annum 
when the 20% buffer is applied.

Going forward, it is clear that the borough will face an ongoing and challenging pressure in 
terms of the delivery of the net supply of housing, particularly given the fact that a significant 
number of further dwellings are proposed to be demolished as part of the continued 
regeneration of existing housing areas.  As an example, the Council has recently received 
notification of the proposed demolition of 158 flats at Angel Meadow in Heywood (reference 
16/01227/DEM).  Therefore, whilst a five year supply can at present be demonstrated, the 
Council must ensure there is no ongoing deficit in supply. Taking this into account, it is 
considered that there is a need for the proposed development, the principle of which would 
therefore comply with policy G5.

In relation to criterion (b) of policy G5, it is acknowledged that the Core Strategy seeks to 
focus development in the south of the borough.  However, it also acknowledges the need to 
deliver additional housing in the north of the borough that is of an overall scale and density 
that reflects the accessibility and character of this area. The application site is considered to 
be accessible and is therefore sustainable in that regard, and the indicative layout 
demonstrates an appropriate mix of good quality family housing.  The proposal would also 
satisfy criterion (c) as it does not appear that the development would undermine existing 
regeneration priorities and criterion (f) as there are no infrastructure constraints that cannot 
be addressed through the proposal.

Given the above, it is considered that the principle of residential development on the site is 
acceptable, provided that the landscape, biodiversity and wider impacts including flood risk 
and highway impacts are not unacceptable, as required by criteria (d) and (e) of policy G5.  
These issues are considered in detail below. 

Heritage and Archaeological Impacts

Section 66(1) of the Planning (Listed Building and Conservation Areas) Act 1990 states that 
in considering whether to grant planning permission for development which affects a listed 
building or its setting, the local planning authority shall have special regard to the desirability 
of preserving the building or its setting or any features of special architectural or historic 
interest which it possesses.  Section 72 of the above act similarly requires that LPA’s pay 
special attention to the desirability of preserving or enhancing the character or appearance 
of any conservation area where relevant. Furthermore, the Court of Appeal has held 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.

The first bullet point to paragraph 131 of the NPPF indicates that, in determining planning 
applications, local planning authorities should take account of the desirability of sustaining 
and enhancing the significance of heritage assets and putting them to viable uses consistent 
with their conservation. Heritage assets (both designated and non-designated) are defined 
in Annex 2 of the NPPF. 



Paragraph 132 of the NPPF identifies that, when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should be 
given to the asset’s conservation. The more important the asset, the greater the weight 
should be. Significance can be harmed or lost through alteration or destruction of the 
heritage asset or development within its setting. 

Paragraph 134 of the NPPF advises that where a development 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.

Core Strategy policy P2 states that the Council will conserve, promote and enhance key 
heritage assets and their wider settings, including listed buildings, conservation areas, 
registered parks and scheduled ancient monuments.

The site lies within close proximity of the Grade II* Listed Stubley Old Hall, which is situated 
to the north-east of the site.  The listing description for Stubley Old Hall states:

Stubley Old Hall 2/1/67 - II* House. Cruck-framed south cross wing perhaps of C15 with 
timber-framed open hall and north cross wing added c.1530. The front elevation was faced 
in hammer-dressed stone in c.1600 and the rear and sides faced in brick in the later C17, 
C18 and C19. The hall is open to the roof whereas the crosswings each have 2 storeys. 
Graduated stone slate roof. Quoins and projecting plinth. 6-light mullion and double- 
transom hall window with hoodmould. Door adjacent to right crosswing has chamfered 
surround and obtuse-angled lintel. Between the two are a 3 and 4-light window (one on each 
floor) which may be later insertions. 4-light mullion and transom window (Cl9) to right 
crosswing which is gabled and a 3-light window on first floor. The left crosswing is also 
gabled and has 3 and 6-light windows, one with a transom. Central ridge chimney stack. 
Two powerful chimney stacks with brattishing (c.1600) dominate the north elevation. The 
rear of the north wing is in brick on a stone lower storey and includes a window with brick 
hoodmould. The rear of the hall reveals a principal post within the brickwork. Interior: Only 
one of the 3 originalcruck trusses survives In the south wing, it has a tie beam and wind 
bracing to the purlins. Arch-braced and king-post roof trusses support the hall roof which 
has curved wind bracing. The north wing retains part of the wall framing, chamfered stone 
fireplaces one with an uncarved shield on its lintel, a braced cambered tie-beam roof truss 
and a ceiling with moulded timber members. The house has had a particularly varied and 
interesting development during its long history exhibiting different types of construction and 
technology as well as planning. Victoria County History of Lancashire, Vol 5, 1911. H. 
Fishwick, History of Rochdale, 1889.

Historic England has advised that over time, the setting of Stubley Old Hall has become 
increasingly enclosed by trees and boundary treatments, seemingly in reaction to 
encroaching development within its wider context which would have once been 
characterised by natural and agricultural landscape.  It is further advised that the site 
comprises the last remaining portion of green space surrounding the immediate setting of 
the hall and its loss does constitute some harm, which is likely to be minor-moderate 
depending on the detailed design of the final scheme. However, it is clear from the listing 
description that the significance of the heritage asset lies in the building itself rather than its 
wider setting. 

Based on the advice of Historic England, it is considered that the harm that would arise to 
the setting of Stubley Old Hall would be less than substantial and such harm is afforded 
considerable weight as required by the Planning (Listed Building and Conservation Areas) 
Act and the NPPF, particularly given the Grade II* status of the heritage asset.  However, 
the harm is judged by Historic England to be of a minor to moderate level. Given that the 
significance of the listed building lies in the building itself, the harm is therefore considered 
to be less than substantial and is outweighed by the significant public benefits of the scheme 
in terms of the provision of housing in a sustainable location within the borough.  However, 



at the detailed design stage it will be necessary to afford careful consideration to the setting 
of the hall and ensure that any harm is minimised.

The Grade II Listed cottages numbered 18, 20 and 22 New Road are located directly 
opposite the proposed site access on the north side of the A58.  Due to the difference in 
levels between the highway and the application site and the presence of the A58 it is 
considered that the proposed development would cause no harm to the significance of these 
listed buildings.  The indicative masterplan illustrates that it will be possible to retain the long 
distance view of the cottages that is afforded across the site from the public right of way on 
Stubley Mill Road.

Based on the above it is considered that the proposed development complies with the 
requirements of the Planning (Listed Building and Conservation Areas) Act 1990, the NPPF 
and Core Strategy policy P2.

Flood Risk and Drainage

Paragraph 100 of the NPPF states that “inappropriate development in areas at risk of 
flooding [land within Flood Zones 2 and 3; or land within Flood Zone 1 which has critical 
drainage problems and which has been notified to the local planning authority by the 
Environment Agency] should be avoided by directing development away from areas at 
highest risk, but where development is necessary, making it safe without increasing flood 
risk elsewhere”.

Paragraph 101 of the NPPF refers to the sequential test for the location of development, 
which aims to steer new development to areas with the lowest probability of flooding.  Flood 
zone 1 is the lowest probability of flooding, with flood zone 3 the highest. 

Saved UDP Policy EM/7 states that development will not be permitted in areas identified as 
flood plains, or other areas where development could contribute to increased flood risk.  
Core Strategy policy G8 states that the Council will ensure that new development does not 
lead to any increased form of flooding locally or further downstream.

The majority of the application site falls 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).  
Some central and southern areas of the site lie within flood zones 2 and 3 and are therefore 
considered as areas at risk of flooding.

The Roch Valley, both at individual locations and collectively, contains locations of 
significant fluvial flood risk and also opportunities to better manage and mitigate flooding 
through reducing flood risk and ensuring that problems are not simply moved downstream. It 
is therefore important to ensure that development incorporates appropriate sustainable 
urban drainage to both protect development and manage the flow of water into the River 
Roch in a way that does not increase the risk of flooding.

During the consideration of the application the illustrative masterplan has been revised so 
that the proposed housing, including gardens and access roads, is located entirely within 
flood zone 1.  The proposed housing is located outside a revised 1 in 100 year and 1 in 
1000 year flood level and as such the risk of fluvial flooding to the housing development is 
considered to be low.  The requirements of the sequential test are therefore met, as 
residential development is considered to be acceptable within flood zone 1, and it is not 
necessary to apply the exception test. 

It is acknowledged that surface water run-off from the site will increase compared to the 
existing greenfield run-off rates.  However, the drainage strategy for the site proposes a 
sustainable drainage system (SuDS) whereby surface water from the site is directed through 
the onsite drainage network towards a designed SuDS attenuation pond.  Based on an 
impermeable area of 40% of the site, the pond will require a capacity of approximately 650 



cubic metres and will discharge to the existing ditch within the southern part of the site at a 
rate of 34.1 litres per second, and subsequently discharging to the River Roch at no more 
than the greenfield rate.   

There is an emerging spring (artesian well) in the northern part of the site which is marked 
by the remains of a brick structure.  It is proposed to develop a formalised swale/channel to 
convey the flows from the spring along the western site boundary towards the watercourses 
to the south.  In addition, the Environment Agency surface water flood map shows an 
expanse of overland surface water running north to south through the site.  This flood flow 
route will be maintained by directing it down the proposed central spine road and away from 
the proposed dwellings.

Based on the revised layout and flood risk assessment, the Environment Agency and the 
Council as Lead Local Flood Authority are satisfied that the development will not be at risk 
from flooding, and will not increase the risk of flooding elsewhere, subject to appropriate 
conditions.  It is therefore considered that the proposal satisfies the requirements of UDP 
policy EM/7, Core strategy policy G8 and the NPPF.

Landscape and Visual Impact

Section 11 of the NPPF sets a wide context to conserving and enhancing the natural 
environment and requires that valued landscapes are protected and enhanced and requires 
that the level of protection is commensurate with the status and importance of landscapes.

Policy G6 of the Core Strategy supports the protection, improvement and enhancement of 
green infrastructure within the borough.  This policy includes reference to key green 
infrastructure assets within the borough including the Roch Valley Corridor, focusing on 
establishing a Roch Valley Trail and general enhancement of this corridor.  The policy also 
refers to the need for development proposals to be informed and supported by the Green 
Infrastructure Action Plan for each township, and sets out an ambition to provide a green 
recreational trail along the Roch valley between Littleborough and Heywood.

The Core Strategy does not include any designations and therefore the designation for the 
site remains in the ‘saved’ UDP policy G/8.  Part A of this policy sets out what are 
considered to be the unacceptable impacts of development on Greenspace Corridors.  This 
includes unacceptable narrowing or division of a corridor and impacts on linkages, access, 
amenity and nature conservation value.  Part B then adds that where development is 
considered acceptable within a corridor, the design, materials used, boundary treatment and 
landscaping should take account of the corridor to help retain or re-establish the overall 
character of the corridor and contribute to nature conservation.

The application site is located to the south of the existing development fronting the A58, and 
currently forms a green and undeveloped open area between Littleborough and Smithy 
Bridge to the south, beyond the River Roch, the railway line and canal.  The appearance of 
the site is characterised by its agricultural grazing use and falls away towards the river.  The 
proposed development shown on the illustrative masterplan consists of housing arranged 
around access roads to the east of the existing houses on New Street, to the south of 
Stubley New Hall and to the west of the existing residential development on Mill Fold.  The 
central and southern areas of the application site and the land to the west of New Street 
would remain open in nature, effectively maintaining an undeveloped buffer to the farm 
buildings to the south and Smithy Bridge beyond.
 
Due to the difference in levels between the A58 New Road and the proposed housing and 
the presence of vegetation, it is demonstrated in the Design & Access Statement that only 
the roofs of the nearest new dwellings would be visible from the highway.  However, the 
development would clearly be visible from the adjacent public rights of way and existing 
residential properties, and from further afield on the edge of Smithy Bridge.



The proposal has been accompanied by a Landscape and Visual Impact Assessment 
(LVIA).  The LVIA provides a description and assessment of the landscape character and 
visual quality of the site and its environs including views into the site from surrounding 
areas. It then seeks to assess the effect of the development proposal on the character and 
visual quality as identified including the scale of impact and the need for and scope of 
mitigating actions.  It is concluded that the visual impacts will range from neutral to 
moderate-minor and can be mitigated with the use of sensitive siting in relation to public 
rights of way and appropriate boundary treatments.  It is further noted that the retention of 
open space to the south of the site will help to integrate the development into its 
surroundings when viewed from the wider river valley.

It is acknowledged that some degree of harm will be caused to the landscape and visual 
amenity of the site and the adjacent Roch Valley corridor, but that on balance the adverse 
impact is not unacceptable and is outweighed by the benefits of the scheme in terms of 
housing provision within the township and the borough.  

At the reserved matters stage it will be necessary for the detailed proposals to reflect the 
Littleborough Town Design Statement and the specific characteristics of the Roch Valley 
and the Council’s objectives for it as set out, for example, in the Pennines Township Green 
Infrastructure Plan.  It will also be necessary to deliver a high quality landscaping and 
boundary treatment scheme.

Subject to this, it is considered that the proposal complies, on balance, with the 
requirements of Core strategy policy G6, UDP policy G/8 and the NPPF.

Ecology and Nature Conservation

The NPPF requires that applications should conserve and enhance biodiversity, minimise 
impacts and recognise the benefits of ecosystems. The impacts on nature conservation 
interests are also protected by separate legislation including the Natural Environment and 
Rural Communities Act, which requires Local Authorities to have regard to nature 
conservation and article 10 of the Habitats Directive, which stresses the importance of 
natural networks of linked corridors to allow movement of species between suitable habitats, 
and promote the expansion of biodiversity.

The third bullet point to paragraph 109 of the NPPF indicates that the planning system 
should contribute to and enhance the natural and local environment by minimising impacts 
on biodiversity and providing net gains in biodiversity where possible, contributing to the 
Government’s commitment to halt the overall decline in biodiversity, including by 
establishing coherent ecological networks that are more resilient to current and future 
pressures.

Paragraph 118 of the NPPF states that, when determining planning applications, local 
planning authorities should aim to conserve and enhance biodiversity by applying the 
following (relevant) principles:
• if significant harm resulting from a development cannot be avoided (through locating 

on an alternative site with less harmful impacts), adequately mitigated, or, as a last 
resort, compensated for, then planning permission should be refused;

• proposed development on land within or outside a Site of Special Scientific Interest 
likely to have an adverse effect on a Site of Special Scientific Interest (either 
individually or in combination with other developments) should not normally be 
permitted. Where an adverse effect on the site’s notified special interest features is 
likely, an exception should only be made where the benefits of the development, at 
this site, clearly outweigh both the impacts that it is likely to have on the features of 
the site that make it of special scientific interest and any broader impacts on the 
national network of Sites of Special Scientific Interest;

• opportunities to incorporate biodiversity in and around developments should be 
encouraged.



Saved UDP policy NE/2 stipulates that development proposals adversely affecting sites and 
areas of ecological and geological/geomorphological importance will not be permitted (the 
Council seeking to protect and enhance them).  In assessing proposals, the Council will 
apply national planning policy as it relates to international (e.g. Special Areas of 
Conservation – SAC), national (e.g. Sites of Special Scientific Interest – SSSI) and 
regional/local (e.g. Sites of Biological Importance – SBIs) designations in order to ensure 
that development does not adversely affect the integrity and fundamental nature 
conservation value of these sites, and that appropriate mitigation and safeguarding is put in 
place.

Core Strategy policy G7 states that the Council will ensure that sites and features of 
biodiversity and geodiversity importance are given full and appropriate recognition and 
protection, and that no development should result in a net loss of biodiversity or geodiversity 
interest in the borough.  It is further stated that designated sites of ecological importance will 
be given appropriate protection, and that development proposals should have no adverse 
impact on a protected species or its habitat.

The application site is not designated for its nature conservation importance and is not 
adjacent to any designated sites. Although the site is within 150m of the Rochdale Canal 
Special Area of Conservation (SAC) and Site of Special Scientific Interest (SSSI) it is at a 
lower level and separated from the SAC by the River Roch and the railway line.   It is 
therefore considered that the development will not have any harmful impacts on the special 
nature conservation interest of the Rochdale Canal SAC/SSSI.

The application site is considered to have only low potential to support any specially 
protected species, except for low numbers of foraging bats.  In response to residents’ 
concerns over the potential for bats using the artesian well structure a subsequent bat 
survey has been carried out and found no evidence of this.  DNA analysis has shown that 
great crested newts are not present in water bodies on or close to the application site.  
However, the site does have some potential to support priority bird species (e.g. Reed 
Bunting) and it supports habitats of some local nature conservation value, including a pond, 
a small water course and wet/marshy grassland. It is considered that the provision of ponds, 
open space and landscaping in the southern and western areas of the site will provide some 
compensation for the loss of semi-natural habitats.

Based on the above, Greater Manchester Ecology Unit has no objections to the proposed 
development of the site, subject to the submission of appropriate landscaping, drainage and 
lighting schemes at the detailed design stage, and the imposition of conditions in relation to 
nesting birds and invasive species.

It is therefore considered that, subject to conditions as recommended, the proposal satisfies 
the requirements of UDP policy NE/2, Core Strategy policy G7 and the NPPF.

Impact on Trees

Core Strategy policy G6 states that the Council will expect development proposals to protect 
ancient woodlands and hedgerows, support new woodland and tree planting in new 
developments, and replace removed trees from a site at a ratio of 2:1.  Policy G7 states that 
the Council will expect development proposals to protect and enhance features such as 
ponds, trees, hedges and wooded areas.

A number of mature trees stand within and on the edge of the site, most notably areas of 
woodland adjacent to Stubley Old Hall and Stubley New Hall which are protected by a Tree 
Preservation Order (TPO03).  An initial tree survey has indicated that the majority of the 
trees on and adjacent to the site are moderate or low in terms of quality and value.  Based 
on the illustrative masterplan none of the trees would need to be removed in order to allow 
for the development to take place, and their roots would be adequately protected from any 



risk of damage.  However, a condition is proposed requiring the submission of a detailed 
arboricultural impact assessment report at the reserved matters stage. It is therefore 
considered that the proposal complies with the requirements of Core Strategy policies G6 
and G7.

Impact on Public Rights of Way

Saved UDP policy RE/6 states that:
• The Council will develop, in partnership with other agencies, bodies, occupiers and 

landowners, a system of strategic recreational rights of way as identified on the 
Proposals Map. The intention will be to secure the protection, development and 
improvement of these routes to link areas of managed and accessible countryside 
and establish links with routes in the wider region. The Council will encourage and 
implement high quality links with such routes from urban areas.

• Where appropriate and practicable, the Council will support schemes which facilitate 
the greater use of these routes by cyclists, horse riders and those people with 
impaired mobility. Where opportunities and resources permit, the Council will support 
and implement enhancement schemes such as way marking, picnic, interpretation 
and other facilities along the routes.

• In the implementation of this proposal, the Council will take account of the 
conservation of the countryside including the buildings within it, the protection of 
agricultural interests, areas of nature conservation importance (including designated 
areas) and the character and purpose of the route where appropriate.

Public rights of way run adjacent to and through the site, along New Street and Stubley Mill 
Road, and Stubley Lane on the eastern site boundary is also a public right of way.  The 
illustrative masterplan indicates that the public rights of way will be retained, and it is 
envisaged in the Design and Access Statement that new footpaths will be created within the 
development that link into the existing routes.  It is envisaged that improvements to the 
public rights of way within the application site will be included on the detailed landscaping 
scheme submitted as part of any reserved matters submission.

On this basis it is considered that the proposed development complies with the requirements 
of UDP policy RE/6.

Transport and Highways Impacts

Paragraph 32 of the NPPF states that decisions should take account of whether 
improvements can be undertaken within the transport network that cost-effectively limit the 
significant impacts of the development.  Development should only be prevented or refused 
on transport grounds where the residual cumulative impacts of development are severe.

Core Strategy policy T1 states that the Council will secure a programme of sustainable 
transport proposals to ensure accessibility for all users and reduce pollution and climate 
change emissions.  It is further stated that the Council will reduce the need to travel, make 
best use of the existing transport infrastructure and ensure the transport network continues 
to become safer and more secure for all users.

Core Strategy policy T2 states that the Council will improve accessibility by locating 
development where good access to public transport is available or can be provided, and will 
ensure that development is located to minimise the need to travel by car.  It is further stated 
that development proposals should satisfy the accessibility hierarchy.

The proposal includes the provision of a new access road off the A58 New Road to serve 
the development.  This incorporates a length of route which grades down into the site at a 
gradient of 1:20 for the first 10 metres, then at 1:12 further into the site.  The new T-junction 
will involve the provision of a dedicated right-turn lane on the A58, and will require the 
existing bus stop and shelter to be re-located approximately 10 metres to the east, including 



the extension of the layby.  An emergency access route is shown on the illustrative 
masterplan connecting to New Street to the south of the existing houses, but this would not 
be accessible under normal circumstances or during the construction phase.

The Transport Assessment submitted in support of the application concludes that there are 
no existing highway safety concerns on the A58 in the vicinity of the site, based on surveys 
of traffic flows in the morning and evening peak and recorded accident rates.  It is estimated 
that the proposed development will generate maximum two-way vehicle movements of 62 
per hour in the peak times, equating to one additional vehicle movement per minute, and it 
is considered unlikely that this will result in any noticeable impact on the road network.  It is 
also concluded that the traffic generated from the development will result in very little in the 
way of queuing at the site entrance.

The Council as Highways Authority is satisfied that the proposed access arrangements are 
acceptable, that the highway at this location is capable of accommodating a right turn lane, 
and that the proposed junction has adequate capacity to accommodate 110 residential units.

The objection in relation to the selection criteria used in the Transport Assessment, and the 
results of local residents’ own traffic surveys, are noted.  However, the Council as Highways 
Authority has confirmed that TRICS is an industry standard software database and trip 
calculation by this method is widely accepted, including by appeal inspectors.  The 
Highways Authority and the applicant’s transport consultant have re-visited the Transport 
Assessment in the light of residents’ objections but have maintained that it provides an 
appropriate and robust assessment of trip generation.

TRICS takes an average trip rate from a number of sites with similar (albeit not identical) 
attributes to that of the proposed, in order to provide an indication of trip generation.  It is 
acknowledged that the residents’ traffic survey was taken in very close proximity to the site, 
but this would not meet industry standards of reliability as it considered traffic generation 
from only one site.  The Highways Authority and Transport for Greater Manchester accept 
the conclusions of the Transport Assessment and is satisfied that the traffic generated from 
the development will not have an unacceptable impact on the road network.

The site is sustainably located, within walking distance of a number of primary schools, both 
Littleborough and Smithy Bridge stations and with high frequency bus services along the 
A58.  Signposted walking routes are available to the west, south and east of the site, on 
New Street, Stubley Mill Road and Stubley Lane.  The site lies within cycling distance of 
Rochdale town centre, Milnrow centre and Kingsway Business Park.  National Cycle Route 
66 runs along the towpath of the Rochdale Canal to the south of the site, and Stubley Mill 
Road forms part of the National Cycle Network Route 80.

The comments of Network Rail in respect of the potential impact of the development on the 
Smithy Bridge level crossing are noted.  However, as the site lies over 500 metres from the 
level crossing it is not considered to impose a condition in respect of this.

On the basis of the above the highways authority and Transport for Greater Manchester are 
satisfied that the proposed development will not result in any adverse highway impacts, 
subject to the works to the highway and bus stop being secured.  It is therefore considered 
that the proposal complies with the requirements of Core Strategy policies T1 and T2 and 
the NPPF.

Neighbour Amenity and Relationship with Surrounding Uses

Bullet points 1 and 2 to Paragraph 123 of the NPPF indicate that “planning policies and 
decisions should aim to:
• avoid noise from giving rise to significant adverse impacts on health and quality of 

life as a result of new development;



• mitigate and reduce to a minimum other adverse impacts on health and quality of life 
arising from noise from new development, including through the use of conditions.”

Core Strategy policy G9 states that the Council will reduce pollution, contamination and land 
instability in the borough, including by requiring that development does not have impacts 
that lead to an unacceptable increase in air, water, noise, light or other pollution.

Core Strategy policy P3 states that the Council will apply certain design principles, including 
incorporating the guidance contained in the Guidelines and Standards for Residential 
Development SPD.

It is considered that the proposed residential development will be compatible with the 
surrounding residential properties and will not result in any undue disturbance or loss of 
amenity.  The indicative scheme of primarily 3 and 4 bed detached and semi-detached 
houses is appropriate in the context of the various types and sizes of housing in the vicinity, 
and will help to improve the mix of housing in the area.  Due to the relatively low density of 
development proposed across the site it is considered that any detailed scheme could 
achieve the necessary interface distances set out in the SPD and avoid any undue loss of 
privacy or amenity to the existing neighbouring occupiers or the future occupiers of the 
proposed development. 

Noise:
A noise assessment report and addendum were submitted in support of the application and 
conclude that acceptable maximum noise levels can be achieved, both internally and 
externally, within the proposed development. In particular, the impact of traffic noise from 
the A58 New Road will be mitigated due to the reduced floor levels of the nearest housing in 
relation to the highway, and the houses themselves are likely to screen the noise to the 
garden areas.

The Council’s Public Protection Officer is satisfied that appropriate noise levels can be 
achieved with the use of standard thermal double glazing and attenuated passive 
ventilation.  However, it is requested that a more complete report with the final noise 
mitigation measures is provided at the reserved matters stage.  This should include an 
assessment of any potential noise and disturbance caused by passing trains, as requested 
by Network Rail.  However, based on the illustrative masterplan the nearest dwelling would 
be sited over 150 metres from the railway line and separated by the River Roch and tree 
screening.  It is therefore considered unlikely that the future residents would experience any 
unacceptable noise or vibration.

Air Quality:
The majority of the site is not located within an air quality management area, with the 
exception of the northern part of the site adjacent to New Road.  A ‘screening level’ air 
quality assessment has been submitted in support of the application and concludes that the 
impact of exhaust emissions from traffic generated by the proposed development is not 
likely to be significant, and the occupiers of the proposed development are unlikely to be 
adversely affected by local air quality.

Access:
There are residential properties located directly opposite the proposed access road onto 
New Road, whilst the nearest residential property on the same side of New Road (no.11) is 
located over 40 metres to the east of the proposed access.  Given the existing levels of 
traffic on the A58 it is not considered that any noticeable disturbance will be caused to the 
neighbouring occupiers as a result of the use of the access.

Construction:
It is inevitable that the occupiers of neighbouring properties will experience some noise and 
other impacts during the construction of the proposed development.  A condition is proposed 
requiring the submission of a construction management plan detailing measures to minimise 



the impacts of noise, dust, lighting and construction traffic and to set out appropriate hours 
of working.

Conclusion:
It is considered that the proposed development is compatible with surrounding land uses 
and that the impacts on neighbouring occupiers can be appropriately mitigated.  On this 
basis the proposal complies with the requirements of Core Strategy policies G9 and P3 and 
the requirements of the NPPF.

Land Contamination and Site Conditions

Paragraph 120 of the NPPF identifies that where a site is affected by contamination or land 
stability issues, responsibility for securing a safe development rests with the developer 
and/or landowner.

Paragraph 121 of the NPPF indicates 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; 

• after remediation, as a minimum, land should not be capable of being determined as 
contaminated land under Part IIA of the Environmental Protection Act 1990; and

• adequate site investigation information, prepared by a competent person, is 
presented.

Core Strategy policy G9 states that the Council will ensure that any risks arising from 
contaminated land or land instability are identified, and that any appropriate actions to 
address these risks are taken, prior to development taking place. 

A Phase II Geo-Environmental Site Assessment report has been submitted in support of the 
application.  This identifies that there are coal seams beneath the site but that there is no 
evidence of any mine entries or surface working.  The Coal Authority considers that the 
content and conclusions of the report are sufficient in demonstrating that the application site 
is safe and stable for the proposed development.    

The report further concludes that the site has not been subject to development and does not 
contain any elevated levels of contamination that would hinder residential development.  It is 
noted that an elevated concentration of lead to the north-west was subsequently found to lie 
outside of the application site.  The report makes a number of recommendations in relation 
to the site preparation and construction phases to avoid any risk to human health or 
adjacent watercourses or groundwater.

Subject to the recommendations of the Phase II report being implemented it is considered 
that the proposed development complies with the requirements of Core Strategy policy G9 
and the NPPF in respect of site conditions.

Planning Obligations and Developer Contributions

The NPPF advises that local planning authorities should consider whether otherwise 
unacceptable development could be made acceptable through the use of conditions or 
planning obligations (paragraph 203).  

In accordance with the Community Infrastructure Levy (CIL) Regulations, paragraph 204 of 
the NPPF states that planning obligations should only be sought where they meet the 
following three tests:
• necessary to make the development acceptable in planning terms; 
• directly related to the development; and 



• fairly and reasonably related in scale and kind to the development.

Education Provision

Paragraph 72 of the NPPF states:

The Government attaches great importance to ensuring that a sufficient choice of school 
places is available to meet the needs of existing and new communities. Local planning 
authorities should take a proactive, positive and collaborative approach to meeting this 
requirement, and to development that will widen choice in education. They should:

• give great weight to the need to create, expand or alter schools; and
• work with schools promoters to identify and resolve key planning issues 

before applications are submitted.

Policies C7 and DM2 of the adopted Core Strategy require that residential developments 
provide for social infrastructure including education facilities to meet the demand for 
additional school places created by such developments. The proposed residential 
development would generate additional demand for primary and secondary school places 
within the local area, and the impact of the development on education provision should be 
mitigated. 

The Council as Local Education Authority notes that the existing primary and secondary 
schools within the local area are at capacity and have evidenced immediate and future need 
for additional places to be provided within the Pennines township. The Schools Service has 
subsequently requested that the proposed development mitigates for this additional demand 
for education places by providing financial contributions to be utilised towards providing 
additional education facilities at Primary and Secondary Schools within the local area, which 
would be necessary in order to provide for sustainable communities and achieve the golden 
thread of sustainable development running through the NPPF.  The Schools service has 
indicated that the Primary contribution would be directed to Littleborough Community 
Primary School, and the Secondary contribution would be directed to Wardle Academy. 

The applicant has agreed to the principle of providing for education need as part of the 
proposed development, based on the cost of providing the additional demand generated by 
the proposed development.  The primary education contribution would be in the region of 
£271,042.20 and the secondary education contribution would be in the region of 
£169,400.11.

Open Space, Recreation and Sports Facilities

Paragraph 70 of the NPPF states that to deliver the social, recreational and cultural facilities 
and services the community needs, planning policies and decisions should: 
 Plan positively for the provision and use of shared space, community facilities (such 

as local shops, meeting places, sports venues, cultural buildings, public houses, and 
places of worship) and other local services to enhance the sustainability of 
communities and residential environments; 

 Ensure an integrated approach to considering the location of housing, economic 
uses and community facilities and services. 

The need to provide for outdoor recreation and sports facilities is reflected in local planning 
policies in the Core Strategy, where policy C8 states that the Council will ensure that 
development schemes contribute to new or improved facilities where development will 
increase demand and there is a recognised deficiency.  The adopted Provision of 
Recreational Open Space in New Housing SPD requires new housing developments to 
make adequate provision for recreational open space – comprising elements of both local 
(at a rate of 1 hectare per 1000 population) and formal (at a rate of 1.1 hectare per 1000 
population) provision. In the case of developments involving more than 100 bedrooms this 



provision is to be met through a financial contribution towards the laying out (including 20 
year maintenance maintenance) and/or improvement of recreational open space off site. 
Contributions to off-site recreational open space are calculated on the basis of the number 
of bedrooms being created by a development and the resulting demand for recreational 
open space arising from the occupation of the new houses.

As of the 6th April 2015, the Community Infrastructure Levy Regulations now prevent more 
than five contributions being pooled towards a single form of infrastructure, such as 
recreation and sport facilities.  The Council has entered into more than five separate 
contributions for open space outdoor sport and recreation facilities and therefore any further 
contributions sought would not comply with the requirements of the Community 
Infrastructure Levy Regulations, unless specific projects are identified.

Notwithstanding this, it is noted that paragraph 73 of the NPPF highlights that access to high 
quality open spaces and opportunities for sport and recreation can make an important 
contribution to the health and well-being of communities.  In this regard, the proposed 
development set out within the parameters plan provides on-site open space, the detailed 
layout of which will be determined within future reserved matters applications. With regards 
to formal children’s’ play facilities, it is noted that the proposed outline scheme includes the 
provision of a Local Area of Play (LAP). Maintenance of on-site facilities would be the 
ongoing responsibility of the developer (or a successor body such as a management 
company).

In relation to formal sports and recreation facilities, the applicant has agreed to enter into a 
Section 106 agreement to provide financial contributions in accordance with the SPD, 
towards the provision of new, or improvement of existing, sports facilities at Littleborough 
Sports Centre to mitigate the impact of the development on sports facilities. 

Affordable Housing:

Core Strategy polices C4 and DM2 and the adopted Affordable Housing SPD identify that, 
subject to viability considerations, residential developments of over 15 dwellings will be 
expected to make a contribution towards the provision of affordable housing in the Borough 
through either on or off site means as appropriate. 

Paragraphs 7.3 and 7.4 of the SPD indicate that an average figure of 15% Affordable 
Housing will be required on all sites across the Borough. This percentage of units will be 
subject to a discount of 50% of the average market cost of the dwellings on the site. This will 
equate to a maximum 7.5% contribution of the total scheme value to affordable housing for 
each site in accordance with the formula below:

It is recommended that a legal agreement include the requirement to submit an affordable 
housing scheme with reserved matters applications to include the appropriate provision of 
affordable housing on site or off-site in accordance with the above policy and SPD.

Local Transport Infrastructure Mitigation and Improvements:

In accordance with the recommendations of the Highways Authority and Transport for 
Greater Manchester, it will be necessary for the applicant to enter into a section 278 
highway act agreement and a section 106 agreement to secure the implementation of the 



necessary highway and public transport infrastructure improvement works in the vicinity of 
the site.  As a result, it is considered that there would be an adequate mechanism to 
mitigate the impact of the development on the local highway network. 

The following measures would be secured through section 278 agreement:
1. The provision of a new junction into the site off the A58 New Road, including any 

necessary Traffic Regulation Order.
2. The works required to the highway and footway on the A58 New Road to re-locate 

the bus stop layby.  

The following measures would be secured through a section106 agreement:
3. A contribution to cover the cost of relocating the bus stop (shelter and pole) as 

indicated on the approved plan.

Other Local Infrastructure

In relation to other local infrastructure, such as doctors’ surgeries, health centres and 
dentists, the expansion and provision of healthcare infrastructure is a matter for the Primary 
Care Trust, which has a statutory duty to provide the population with access to healthcare. 
There is no reasonable means by which the applicant might address the impact of the 
development upon the provision of healthcare, which would in any event require the 
strategic input of the NHS and PCT responsible for the area. The site of the proposed 
development is accessible and the contribution proposed to sports facilities would promote 
access to high quality open spaces and opportunities for sport and recreation, which the 
NPPF recognises make an important contribution to the health and well-being of 
communities.

Conclusions and the Balancing Exercise

The proposal represents a departure from the development plan, however, as detailed 
above, it is considered that evidence of need for the proposed development can be 
demonstrated based on the current housing land supply and delivery position and the 
location of the site is sustainable.  The proposal therefore satisfies the relevant criteria of 
Core Strategy policy G5 relating to Protected Open Land, in that the landscape and 
biodiversity impacts are not considered to be unacceptable.

The proposal would result in less that substantial harm to the setting of the Grade II* listed 
Stubley Old Hall and affording considerable weight to this harm, it is considered to be 
outweighed by the public benefits of the proposal and its contribution to the provision of 
housing in a sustainable location. The applicant has demonstrated that the scheme as 
amended will not be at risk from flooding and will not increase flood risk elsewhere.  The 
Highways Authority is satisfied that the highways impacts of the development will not be 
severe. All other material planning considerations assessed above can be addressed 
through the use of appropriately worded conditions, in addition to a Section 106 agreement 
and a Section 278 agreement. The proposal therefore comprises sustainable development. 

RECOMMENDATION

It is recommended that Committee resolve that it is minded to grant planning permission 
subject to the completion of a planning obligation under Section 106 of the Town and 
Country Planning Act to secure the following: 

1. The provision of affordable housing on site and/or an off-site contribution in lieu of 
onsite provision in accordance with the provisions of the Council’s SPD: Affordable 
Housing;

2. A financial contribution towards the provision of additional primary school places at 
Littleborough Community Primary School calculated by the pupil yield of the 
development multiplied by the relevant basic need funding allocation (currently 



£271,042.20 but the final calculation shall be based on the multipliers in place at the 
relevant time); 

3. A financial contribution towards the provision of additional secondary school places 
at Wardle Academy calculated by the pupil yield of the development (0.1 per 
dwelling) multiplied by the relevant basic need funding allocation (currently 
£169,400.11 but the final calculation shall be based on the multipliers in place at the 
relevant time);

4. A financial contribution towards the provision of outdoor sport and recreation facilities 
at Littleborough Sports Centre in accordance with the Council’s SPD: Provision of 
Recreational Open Space in New Housing;

5. A landscape and public open space plan for the provision, implementation and 
management of the landscaping and open space within the site;

6. A scheme for the provision, implementation and management of a Local Area of Play 
(LAP); and

7. A financial contribution of £3,983.55 for the relocation of the bus stop on New Road.

That the Chief Planning Officer be authorised to issue the decision notice upon completion 
of the above and subject to the following conditions:-

1. Application(s) for approval of reserved matters must be made not later than the 
expiration of three years beginning with the date of this permission and the 
development must be begun not later than: (i) the expiration of three years from the 
date of this permission; or (ii) two years from the date of approval of the last of the 
reserved matters to be approved.

Reason: To comply with the requirements of section 92 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004.  

2. The approval of the Local Planning Authority shall be sought in respect of the 
following matters before the development is commenced:- the layout of the 
development, the scale and external appearance of the buildings and the 
landscaping of the site.

Reason: The application is outline only under the provisions of Article 5 of the Town 
and Country Planning (Development Management Procedure) Order 2015.

Reason for pre-commencement condition: The details of the matters referred to in 
the condition have not been submitted for consideration or were submitted for 
illustrative purposes only.

3. The total number of residential units included in any application(s) for reserved 
matters submitted pursuant to condition 2 of this permission shall be limited to a 
maximum of 110 dwellings and the development shall substantially accord with the 
following plans:

Site Location Plan - Drg no. 14081;
Proposed Parameters Plan - Drg no. 14081 04D Rev.D;
Proposed Illustrative Masterplan – Drg no. 14081 F Rev.F.

Reason: The layout of the proposed development incorporates a number of key 
parameters that will guide the reserved matters applications in the interests of 
mitigating flood risk and the impacts of the development on the surrounding 
environment and provide for an acceptable scale and layout of development. in 
accordance with the requirements of policies G5, G6, G7 and G8 of the adopted 
Rochdale Core Strategy, Unitary Development Plan policy EM/7 and the NPPF.



4. No development shall take place until a phasing plan, which shall include the access 
arrangements for each phase and a specified number of dwellings for each phase 
relative to a site maximum of 110 dwellings, has been submitted to and approved in 
writing by the local planning authority. The development shall be carried out in 
accordance with the approved phasing plan. 
 
Reason: To ensure that any phased development of the site takes place in an 
appropriate order and within an acceptable timescale, to ensure adequate provision 
of infrastructure to serve each of the uses permitted and because no such details 
were submitted as part of the application.

Reason for pre-commencement condition: In the interests of proper planning and the 
comprehensive development of the site.

5. No development shall take place until a scheme for the provision of the vehicular 
access onto New Road and re-location of the bus stop in accordance with drawing 
reference 1648-01-GA101 Rev C (Potential Site Access Solution from New Road 
Mainline Carriageway), to include construction specification drawings including the 
drainage strategy, lighting and materials of the access road, has been submitted to 
and approved in writing by the Local Planning Authority.  The access road shall 
thereafter be constructed only in full accordance with the approved details. 

Reason: In order to provide safe, secure access to the development in the interests 
of public safety, and ensure continued function of the surrounding highway network, 
in accordance with policy T1 and T2 of the Rochdale Core Strategy and the National 
Planning Policy Framework.

Reason for pre-commencement condition: To secure safe access to the 
development in the interests of public safety at all stages of the development and to 
ensure continued function of the surrounding highway network.

6. No development shall take place within each phase until details of the finished floor 
and external site levels of the development in that phase, relative to off-site datum, 
have been submitted to and approved in writing by the local planning authority. 
Development shall be carried out in accordance with the approved details.

Reason: In order to achieve an acceptable relationship between surrounding 
buildings and to ensure that the development would not be at an unacceptable risk of 
flooding in accordance with the requirements of Core Strategy policies DM1 and G5, 
G6 and G8, saved Unitary Development Plan policy EM/7 and the National Planning 
Policy Framework.

Reason for pre-commencement condition: To ensure appropriate consideration of 
site and finished floor levels relative to natural ground levels before works take place. 

7. The first submission of reserved matters pursuant to condition 2 of this permission 
shall be accompanied by a comprehensive scheme for the disposal of foul and 
surface waters from the entire development site. The surface water drainage scheme 
shall be based on sustainable drainage principles, with run-off rate to be limited to 
not exceed greenfield run off rates in all events and shall incorporate adequate on 
site attenuation storage and evidence of ground conditions. The submitted scheme 
shall include:
(i) Foul and surface water drained on separate systems;
(ii) An investigation of the receiving watercourse(s);
(iii) Details of volumetric run-off control as per CIRIA SIDS manual C697 with the 

rate set at Qbar if no infiltration is provided;



(iv) Details of exceedence event of up to a 1 in 100 year including climate change 
allowance;

(v) A timetable for its implementation and a management and maintenance plan 
for the lifetime of the development which shall include the arrangements for 
adoption by any public authority or statutory undertaker and any other 
arrangements to secure the operation of the scheme throughout its lifetime.

Each application for approval of reserved matters thereafter shall demonstrate 
compliance with the approved scheme. The approved drainage shall be fully 
implemented and subsequently retained and maintained in accordance with the 
management and maintenance plan.

Reason: To prevent an increased risk of flooding as a result of the development, to 
ensure that surface water discharge rates are limited to pre-development (greenfield) 
levels and to ensure satisfactory disposal of surface and foul water from the site in 
accordance with the requirements of Unitary Development Plan policy EM/7 and the 
National Planning Policy Framework.

8. No development shall take place until a Construction Management Plan (CMP) has 
been submitted to and approved in writing by the Local Planning Authority. The CMP 
shall include details of the following: 
(i) hours for site preparation, delivery of materials and construction; 
(ii) the route of access and 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) any external lighting of the site.

The duly approved CMP shall be adhered to throughout the 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 policies G9 and P3, and the National Planning Policy Framework.

Reason for pre-commencement condition: To ensure the construction process is 
managed from commencement and measures put in place to protect the amenity of 
nearby residents and highway safety prior to commencement of any building or 
engineering works on site.

9. Notwithstanding any information provided as part of the application and within three 
months of development first taking place, a Travel Plan shall be submitted to and 
approved in writing by the Local Planning Authority. The Travel Plan shall contain 
measures for promoting a choice of transport modes and a monitoring regime with 
agreed mode share targets. In addition the Travel Plan shall set out the monitoring 
procedures and mechanisms that are to be put in place to ensure that it remains 
effective and shall be reviewed within a framework approved by the Local Planning 
Authority. The initiatives contained in the approved Travel Plan shall be implemented 
before the first occupation of the dwellings unless otherwise agreed in writing by the 
Local Planning Authority and shall continue to be implemented thereafter.

Reason: In order to ensure that the development encourages people to travel by 
sustainable modes of transport in accordance with the objectives of Core Strategy 
policy T2 and the National Planning Policy Framework.

10. No development shall take place until a Habitat and Landscape Management Plan 
(HLMP) for all landscaped areas of the site (excluding privately owned domestic 



gardens) has first been submitted to and approved in writing by the Local Planning 
Authority. The HLMP shall include: (i) protection measures for all retained trees, 
waterbodies and greenspace during the course of development; (ii) long term design 
objectives; (iii) management responsibilities; (iv) maintenance schedules; and (v) a 
timetable for its implementation. The HLMP shall thereafter be implemented in full 
accordance with the duly approved details and timetable contained therein.

Reason: In order to ensure adequate protection of existing landscape features of 
ecological value and to achieve appropriate landscape and biodiversity 
enhancements as part of the development in accordance with the requirements of 
Core Strategy policy G7 and the National Planning Policy Framework.

Reason for pre-commencement condition: To protect existing landscape features 
from commencement and to secure biodiversity enhancement. 

11. No above ground works within any phase of the development hereby permitted shall 
take place until a detailed lighting scheme for any external lighting to be installed 
within all highways, footpaths, public open spaces and landscape buffer zones within 
that phase, has been submitted to and approved in writing by the Local Planning 
Authority.  Such details shall include the position and height of means of lighting on 
the building or site and its luminance, angle of installation and any hoods to be fixed 
to the lights.  Only lighting as approved shall be installed on the site in accordance 
with the terms of any such approval.

Reason: In order that the development does not prejudice the favourable 
conservation status of protected species and in the interests of residential amenity in 
accordance with the requirements of Core Strategy policy G7 and the National 
Planning Policy Framework.

12. The submission of reserved matters application(s) for each phase of development 
shall include a detailed Arboricultural Impact Assessment report detailing the impact 
on the trees within and adjacent to the site.  The assessment shall include a scheme 
of tree and hedgerow protection measures in accordance with BS 5837:2012 'Trees 
in Relation to Design, Demolition and Construction’ incorporating both above and 
below ground measures to be implemented during the construction period has been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall thereafter be carried out in strict accordance with the protection 
measures contained within the duly approved scheme throughout the construction 
period.

Reason: In order to ensure that appropriate mitigation measures are put in place to 
safeguard the health of trees and hedgerows within the site in the interests of the 
amenity of the area, and that the development does not prejudice the favourable 
conservation status of protected species in accordance with the requirements of 
Core Strategy policy G7 and the National Planning Policy Framework.  

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works there is a risk of disturbance to features of ecological 
importance on commencement of engineering works on site.  

13. No ground clearance, tree felling or pruning, hedgerow removal or clearance of 
vegetation in preparation for or during the course of the development hereby 
permitted shall be undertaken in 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 the site is utilised for bird 
nesting. Should the survey reveal the presence of any nesting species, then no 
development including clearance of trees and shrubs shall take place until a 
methodology for protecting nest sites during the course of the development has been 



agreed in writing by the local planning authority. Nest site protection shall be 
provided in accordance with the approved methodology.

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

14. No development shall take place until a detailed method statement for the removal or 
long-term management/eradication of Himalayan Balsam on the site has been 
submitted to and approved in writing by the local planning authority. Development 
shall be carried out in accordance with the approved method statement. The method 
statement shall include measures to prevent the spread of Japanese Knotweed and 
Himalayan Balsam during any operations such as mowing, strimming or soil 
movement, and measures to ensure that any soils brought to the site are free of the 
seeds/roots/stems of any invasive plant covered under the Wildlife and Countryside 
Act 1981.

Reason: To ensure the satisfactory treatment and disposal of invasive plant species 
which, under the terms of the Wildlife & Countryside Act 1981 (as amended) it is an 
offence to be caused to be spread in the wild, in accordance with the objectives of 
Core Strategy policy G7 .  

Reason for pre-commencement condition: Construction activity increases the risk of 
invasive species spreading.  

15. Notwithstanding the details hereby approved, the reserved matters applications for 
each phase of the development hereby approved shall be supported by an 
Arboricultural Impact Assessment (AIA) and Arboricultural Method Statement (AMS) 
for that phase. The statement shall be carried out in accordance with in accordance 
with BS 5837:2012 'Trees in Relation to Design, Demolition and Construction. Any 
approved mitigation or protection measures for trees and shrubs to be retained shall 
be put into place prior to and remain in place during any construction work for any 
phase.

Reason: To ensure that appropriate mitigation measures are put in place to 
safeguard the health of trees located within the site and in close proximity to the 
proposed development in order to preserve their amenity value and the character of 
the area in accordance with the requirements of Core Strategy policy G6 and the 
National Planning Policy Framework.

16. The submission of reserved matters relating to each phase of the development 
hereby approved, shall be accompanied by a 'Crime Impact Statement’' (CIS) for that 
phase which shall examine all aspects of security including where necessary, car 
parking, pedestrian footways, entrances, internal layout and external security 
measures. Development of that phase shall be carried out in accordance with the 
approved CIS and any approved site security measures shall be retained thereafter.

Reason: In order to ensure that the development is appropriately secured from crime 
in the interests of providing a safe, secure and accessible community in accordance 
with Core Strategy policies P3 and DM1 and the National Planning Policy 
Framework.

17. The submission of reserved matters relating to each phase of the development 
hereby approved shall include a Design Statement demonstrating how that phase 
complies with the approved Design and Access Statement (14081 DAS02 November 
2015) and reflects the specific characteristics of the Roch Valley and the Council’s 
objectives for it as set out in the Pennines Township Green Infrastructure Plan. The 
Design Statement shall include details of the design process undertaken; justification 
for the design approach and architectural styles adopted; the core design principles 



guiding development of that phase and how the phase has been designed to accord 
with the design objectives and principles within the approved Design and Access 
Statement, Proposed Illustrative Masterplan and Proposed Parameters Plan. The 
statement shall include details of how the detailed layout connects into the existing 
surrounding network of public rights of way.

Reason: In order to secure a high quality form of development that integrates with 
the surrounding area and to ensure a sympathetic relationship with the sites context, 
its surroundings and adjacent buildings and townscape and landscape features in 
accordance with the requirements of Core Strategy policies P3 and DM1, and the 
National Planning Policy Framework.

18. The submission of reserved matters application(s) shall include detailed landscaping 
plans for the open space to be provided within the site. The landscaping plans shall 
follow the principles set out in the approved parameters plan (14081 04D Rev D) and 
shall show the detailed layout of the Local Area of Play, improvements to the public 
rights of way within the site and replacement habitats to be provided including tree 
and shrub planting, ponds and grassy marshland. Such a scheme shall include 
details of the type, species, siting, planting distances and the programme of planting 
of trees and shrubs; the siting, dimensions and depth of attenuation pond(s); and the 
timescales for completion. The development shall thereafter be carried out in 
accordance with the approved details and timescales. Any trees or shrubs removed, 
dying, being severely damaged or becoming seriously diseased within five 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 ensure adequate provision of replacement habitats and 
landscape features of ecological value and to achieve appropriate landscape and 
biodiversity enhancements as part of the development in accordance with the 
requirements of Core Strategy policy G7 and the National Planning Policy 
Framework.

19. No site works shall take place or material or machinery brought on site until a method 
statement to protect the River Roch from accidental spillages, dust and debris has 
been submitted to and approved in writing by the Local Planning Authority.  The 
method statement shall be implemented on commencement of site works and 
maintained for the duration of the construction period in accordance with the 
approved details.

Reason: To protect the integrity of the River Roch during the construction period in 
accordance with Core Strategy policy G9 and the National Planning Policy 
Framework. 

Reason for pre-commencement condition: There is a risk to the river on 
commencement of any site works and any mitigation measures are required to be in 
place before works take place.

20. The measures recommended in the approved e3p Phase II geo-Environmental Site 
Assessment Report Ref 10-423-R1 (May 2015) shall be implemented in full during 
the site preparation and construction phases of the development.  If, during 
development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the local 
planning authority) shall be carried out until a revised remediation strategy detailing 
how this unsuspected contamination shall be dealt with has been submitted to and 
approved in writing by the local planning authority. The revised remediation strategy 
shall be fully implemented as approved.



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 policies G8 and G9, and the National Planning Policy 
Framework.

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works there is a risk of disturbance to contaminated ground on 
commencement.

21. The submission of reserved matters application(s) shall include a detailed noise 
impact assessment of each phase of the development including measures to ensure 
that noise from passing traffic does not exceed: (i) 30dB(A) Leq 5mins in the 
bedrooms with windows shut and other means of ventilation provided between 11pm 
and 7am; (ii) 35dB(A) Leq (1 hour) in other habitable rooms with windows shut and 
other means of ventilation provided at all times; (iii) 45 dB(A) Lmax in bedrooms.

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 measures detailed in the detailed noise impact 
assessment have been implemented in full.

Reason: In order to ensure the implementation of appropriate noise attenuation 
measures for the proposed dwellings to ensure satisfactory living conditions for 
future occupiers of the development in accordance with the requirements of Core 
Strategy policies DM1 and G9 and the National Planning Policy Framework.

22. No development shall take place until the applicant or their agents or their 
successors in title have secured the implementation of a programme of 
archaeological works. The programme of works is to be undertaken in accordance 
with a Written Scheme of Investigation (WSI) which has been submitted to and 
approved in writing by the local planning authority. The WSI shall cover the following:
1. A phased programme and methodology of site investigation and recording to 

include:
-archaeological monitoring of a controlled topsoil strip inside a targeted area
- (depending upon the results of the monitoring) targeted area excavation and 
recording

2. A programme for post investigation assessment to include:
- analysis of the site investigation records and finds
- production of a final report on the significance of the archaeological, 
architectural and historical interest represented.

3. Provision for publication and dissemination of the analysis and report on the site 
investigation.

4. Provision for archive deposition of the report, finds and records of the site 
investigation.

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

Reason: In accordance with NPPF paragraph 141, to record and advance the 
understanding of the significance of any buried archaeological remains for archival 
and research purposes. The programme of work should be undertaken by a suitably 
qualified and experienced archaeological contractor, funded by the applicant. 
GMAAS will monitor the implementation of the work on behalf of Rochdale MBC. 

Procedure Statement 

The Local Planning Authority worked positively and proactively with the applicant to identify 
various solutions during the application process to ensure that the proposal comprised 
sustainable development and would improve the economic, social and environmental 



conditions of the area and would accord with the development plan. These were 
incorporated into the scheme and/or have been secured by planning condition. The Local 
Planning Authority has therefore implemented the requirement in Paragraphs 186-187 of the 
NPPF.

Report Author Alison Truman


