
Application Number: 16/01163/HOUS    Ward: Bamford      Township:  Rochdale

Proposal: Construction of raised decking platform to rear including the erection of 1m 
high surrounding timber ballustrade (Retrospective)

Site Address: 18 Mansfield Road Rochdale OL11 5PR  

Applicant: Mr Majid Nazir
                  

Agent: Mr Mohammad Farooq
             

RECOMMENDATION: Grant

UPDATE 



The application was previously considered by the Planning and Licensing Committee on 10th 
November 2016 and deferred due to concerns that the requisite information had not been 
available to view on the Council’s website.

Part 3, Article 15 of The Town and Country Planning (Development Management 
Procedure) (England) Order 2015 sets out the statutory requirements for the publicity for 
applications for planning permission. The website has been updated to ensure that the date 
of expiry of the consultation period is displayed. The LPA has fully met its statutory duty as 
set out in the above Order. 

DELEGATION SCHEME

The application has been called-up to the Planning and Licensing Committee by Councillor 
Howard on the grounds that the decking has an impact on visual amenity and leads to noise 
nuisance that affects the users of the adjacent bowling club. 

SITE

The application relates to 18 Mansfield Road in Rochdale, a two-storey end-of-terrace 
dwelling located within the Defined Urban Area. The property itself sits on a small cul-de-
sac, accessed from Norden Road, comprising early 20th Century ‘back-to-back’ housing on 
the northern side and more recent mid-20th Century to the east and south. At the rear 
(south) of the application property is a private paved garden, which prior to works taking 
place extended between 7m and 10m from the rear elevations of the house.

The rear boundary of the property meets with the Bamford Bowling Club to the south, which 
is set approximately 2-3m below the application property, with a sloping bank in-between. 
Adjacent to the boundary are two structures associated with the bowling green; a wooden 
shed and a more substantial brick built pavilion style building. 

PROPOSAL

The application seeks retrospective permission for the extension of the garden with a raised 
decking platform. The platform extends 3m beyond the previous rear boundary and reaches 
a maximum height above ground level of 1.1m, with a 1m high balustrade around the edges. 
The decking makes use of traditional materials, with a timber frame and deck and a metal 
balustrade with timber guiderail.  

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 sets out the Government’s planning policies for England and how these 
are expected to be applied.  

National Planning Practice Guidance (NPPG)

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

Core Strategy (CS):



The Core Strategy was formally adopted by the Council on 19th October 2016 and partially 
replaces the 2006 Unitary Development Plan. The following policies are relevant: 

SO3 Improving design, image and quality of place
P3 Improving design of new development

SO4 Promoting a greener environment
G9 Reducing the impact of pollution

DM1 General development requirements

Unitary Development Plan (UDP): 

A number of policies contained within the Unitary Development Plan have been saved 
following the adoption of the Core Strategy. The following saved policies are relevant:

G/D/1 Defined Urban Area

RELEVANT SITE HISTORY

14/00724/ANM Non-material amendment to planning permission 13/01030/HOUS in 
order to extend the width of the extension by 562mm – Granted STC

13/01030/HOUS Single storey rear extension – Granted STC

13/00640/HOUS Single storey rear extension to dwelling – Withdrawn

09/D52381 Single storey side extension to dwelling including formation of 
additional door opening to front elevation and front canopy – Granted 
STC

06/D48374 Single storey side extension to dwelling – Withdrawn

CONSULTATION RESPONSES

None.

REPRESENTATIONS

Letters of notification were sent to surrounding neighbours and a notice displayed in the 
vicinity of the site. 21 letters of objection have been received; the main points raised are 
summarised below:

 The decking has already been constructed without the benefit of planning permission 
and the correct procedure has not therefore been followed.

Officer Response: A person who has undertaken unauthorised development has an 
opportunity to obtain planning permission and regularise the development after the 
event by means of a retrospective planning application under section 73A of the 
Town and Country Planning Act 1990. Such applications are considered on their 
planning merits in the same way as other applications and applicants should not be 
penalised as a matter of principle.

 The decking has been constructed on land which is not within the ownership of the 
applicant. 



Officer Response: The issue of land ownership is not a material planning 
consideration. A person may apply for planning permission relating to land or 
property which is not within their ownership, provided the relevant certificate is 
completed and notice served on the current owner/s. The applicant has completed 
certificate B and confirmed that they have served notice on the Council (as owner of 
the freehold). 

It is noted that a number of objections suggest that the decking has been constructed 
on land belonging to Bamford Bowling club. The Council does not have jurisdiction to 
determine disputes about land ownership. If relevant, any persons who believe they 
have an interest in the land should seek legal advice on the matter.

 The decking is not structurally sound and contravenes Building Regulations, posing a 
safety risk to users of the bowling club.

Officer Response: Again this is not a material planning consideration. The Council’s 
Building Control department has noted that the decking as constructed is exempt 
from Building Regulations. 

 Light pollution and nuisance including powerful floodlighting.

Officer Response: The application does not include any lighting proposals. Light 
itself, and minor domestic light fittings such as those installed on the top-rail of the 
decking, are not subject to planning control. 

 Visual impact of the development – the decking is intrusive and an eyesore.

 Noise disturbance from residents using the decking and disturbance of the peace.

 Loss of privacy to users of Bamford Bowling Club.

Officer Response: These objections are considered in full detail in the relevant 
analysis section below.

ANALYSIS

Visual Amenity

Policy P3 of the Core Strategy acknowledges that good design will improve the image and 
attractiveness of the borough as a place to live, work and visit, and can also improve health, 
safety and the environment and reduce long-term costs. As such the policy requires all new 
developments, including associated landscaping, regardless of location in the borough, to 
adhere to high standards of design.

In addition to the above, paragraphs 56 and 58 of the National Planning Policy Framework 
state that the Government attaches great importance to the design of the built environment 
and that good design should contribute positively to making places better for people and 
should be visually attractive as a result of good architecture and appropriate landscaping.

The decking as constructed is of a relatively standard design, making use of a timber frame, 
timber deck and slim metal balustrade with wooden top-rail. The decking is not visible from 
the street or any public area. Although the decking is visible from the neighbouring bowling 
club and in limited views from adjoining residential properties, the structure is partially 
screened by the existing scrub and existing structures on the northern edge of the bowling 
green. Notwithstanding the lack of visibility, the decking represents a relatively standard 



construction and its design in this location accords with Policy P3 of the Core Strategy and 
the NPPF. 

Amenity and Surrounding Land Uses

Policy DM1 of the Core Strategy sets out that all development proposals are expected to be 
compatible with surrounding land uses, both in terms of the impact upon those uses and the 
impact of the surrounding land uses upon the amenities of future residents/users and should 
not adversely affect the amenity of residents or users through overbearing impact, 
overshadowing or loss of privacy. 

Paragraph 17 of the National Planning Policy Framework containing the ‘core planning 
principles’ advises that planning should always seek to secure a good standard of amenity 
for all existing and future occupants of land and buildings.

With regard to the amenity of the occupiers of the adjacent residential properties, it is not 
considered that the decking has any undue impact in terms of loss of privacy as the decking 
stands at exactly the same level as the main area of garden and the views afforded by 
standing on the decking are to an extent already available. The relationship is therefore 
similar to many across the Borough where properties have longer gardens which therefore 
afford long views back towards the rear elevations of the properties.

Noting the content of the objections received, whilst users of the bowling club may 
understandably suffer from a perceived loss of privacy, in reality the views afforded by 
standing on the decking are not dissimilar from the views which are available when standing 
at the point of the original rear boundary line of the garden. Notwithstanding this, whilst there 
is a reasonable expectation to an adequate level of privacy amenity for residential properties 
and garden spaces, a bowling green clearly cannot be afforded the same level of protection.

With regard to the noise impacts of development, Policy DM1 of the Core Strategy states 
that development proposals should mitigate against any impacts due to noise and light 
pollution where such mitigation is identified as being necessary. Policy G9 sets out that the 
Council will require development not to have impact that lead to unacceptable increase in 
noise and light pollution. The National Planning Practice Guidance sets out that Local 
Planning Authorities should take account of the acoustic environment and in doing so 
consider whether or not an adverse effect is likely to occur and whether or not a good 
standard of amenity can be achieved. 

It is noted that a number of letters of objection reference an increase in noise nuisance 
arising from the use of the decking. However, given the decking is used in association with a 
residential property it is not considered that this could be regarded as a significant observed 
adverse effect (the point at which noise exposure has adverse effects on health and quality 
of life). Whilst an element of screening has been removed in the form of the loss of the 
previous boundary fence, it is not considered that the loss of a domestic, low-level fence has 
significantly altered the make-up of the area in a manner which significantly increases noise 
levels at the adjacent bowling club and notwithstanding this, the removal of the fence does 
not require planning permission. A certain level of noise emanating from residential outdoor 
amenity spaces is to be expected. Issues of anti-social behaviour etc. are subject to other 
legislative controls and therefore are not relevant to the determination of the current 
application. 

Conclusion

In conclusion, the development does not adversely affect the amenity of the occupiers of 
nearby residential properties by way of visual intrusion, overbearing impact or loss of privacy 
and is acceptable in respect of visual amenity. Whilst the decking stands above the 
neighbouring sports club, the same level of protection as afforded to residential spaces 



cannot be afforded to a bowling green. The development therefore accords with Policies P3 
and DM1 of the Core Strategy and the application is recommended for approval. 

RECOMMENDATION

GRANT

Report Author David Allen


