
Application Number: 15/00996/FUL    Ward: Wardle And West Littleborough  

Township:  Pennines     

Proposal: Erection of 7 detached dwellings

Site Address: Land Off  Starring Road Littleborough  

Applicant: Mr Bob Elhage
                  

Agent: CJ Partnership

RECOMMENDATION: Grant subject to conditions

UPDATE

On 15th August 2016, the Planning and Licensing Committee resolved to defer the 
application until such time as a flood risk assessment (FRA) has been submitted.  A FRA 
has been submitted and the report has been updated to include an assessment of its 
findings and recommendations.  

The report has also been updated to include an assessment against the relevant policies of 
the Rochdale Core Strategy which was adopted on 19th October 2016.



SITE

The site comprises 0.44 hectares of greenfield land within the Defined Urban Area as 
identified on the Proposals Map of the adopted Rochdale Unitary Development Plan. The 
site is located on the north eastern side of Rochdale and is accessible from Featherstall 
Road (A58), via Starring Lane and Starring Road. The topography of the site gently slopes 
down from west to east.

The site borders a well-established residential area which lies to the south and east and it is 
close to local facilities which are accessed from the A58. To the west of the site lies open 
space which lies with the Green Belt while to the north lies several detached dwellings.  
These detached dwellings are accessed from Starring Road which is unadopted highway 
that extends from Starring Lane and it adjoins the western boundary of the application site. 

Adjoining the southern boundary of the site lies the rear boundaries of several detached 
dwellings which are located along Starring Lane.  Adjoining the eastern boundary of the site 
lies the remaining area of this greenfield site and beyond it lies several large modern 
detached dwellings which are located along Chestnut Way and Elmore Wood. 

PROPOSAL

This is a full planning application for the construction of 7 detached dwellings. 

The dwellings are two storeys high set over 3 levels.  Each property would be provided with 
a driveway which would accommodate four vehicles and the two plots which lie adjacent to 
the east facing boundary would contain detached garages.  Each dwelling would contain 
front and rear gardens.

Vehicular access to the site would be gained from Starring Road and the 7 dwellings would 
be grouped around a simple courtyard/access road, which is to be designed to suit the semi-
rural setting.  The front elevations of all of the dwellings would overlook the proposed access 
road.  

The external elevations are designed to evoke the appearance of the local vernacular.  The 
dwellings would contain double height entrances and the windows and doors have be 
arranged to provide a relatively simple appearance. The dwellings would be faced using 
natural stone and a natural blue slate roof tile would be used.  

The entrance into the site would be enclosed by stone walls which would attach to the 
retained drystone walling which extends along the boundary of the site with Starring Road.  
The proposal also includes the planting of native hedgerows which would lie inside the 
retained drystone wall.  

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF)

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

National Planning Practice Guidance (NPPG)

The government published its NPPG on 6 March 2014. This is intended to complement the 
NPPF and to provide a single resource for planning guidance, whilst rationalising and 



streamlining the material. Almost all previous planning Circulars and advice notes have 
been cancelled. Specific reference will be made to the NPPG or other national advice in the 
Analysis section of the report, where appropriate.

Core Strategy

The Council adopted the Core Strategy on 19th October 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

C1 Delivering the right amount of housing in the right places
C2 Focusing on regeneration areas and economic growth corridors/areas
C3 Delivering the right type of houses
C6 Improving health and well being
C7 Delivering education facilities
C8 Improving community sport, leisure and cultural facilities

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

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

E2 Increasing jobs and prosperity 

T2 Improving accessibility

DM1 General development requirements
DM2 Delivering planning contributions and infrastructure

Saved UDP Policies 

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

G/D/1 Defined Urban Area 
EM/7 Development and Flood Risk 
EM/8 Protection of Surface and Ground Water 
NE/2 Designated Sites of Ecological and Geological/Geomorphological Importance

Supplementary Planning Documents:
Oldham and Rochdale Residential Design Guide SPD
Guidelines and Standards for Residential Development SPD
Energy and New Development SPD
Biodiversity and Development SPD

RELEVANT SITE HISTORY

No relevant history. 



CONSUTATION RESPONSES

RBC Highways Officer:- Raises no objections to the proposal and makes the following 
comments: - 

 For a development of this size and nature ample dedicated parking has been 
provided. 

 This development would not have significant negative impact upon the highway 
network capacity. The surrounding highway network will adequately accommodate 
vehicles from this development.

 The development will not have a significant impact upon road safety.
 A new access to the highway will be created by this development.  The proposed 

access is sufficient to serve a development of this size and nature.  In order to retain 
the current character of the area and maintain low speeds along Starring Road, a 
quiet lane is proposed which is the ideal approach in this location. 

 The internal courtyard will not be adopted by RMBC and it is understood that it will 
remain as a shared private driveway. 

 I have no concerns regarding refuse collection from this location as the access point 
will act as turning point for refuse vehicles.  

The Coal Authority: - The application site falls within the defined Development High Risk 
Area; therefore within the application site and surrounding area there are coal mining 
features and hazards which need to be considered in relation to the determination of this 
planning application. Having reviewed the application The Coal Authority considers that the 
content and conclusions of the Coal Mining Risk Assessment are sufficient for the purposes 
of the planning system and meets the requirements of the NPPF in demonstrating that the 
application site is, or can be made safe and stable for the proposed development.  The Coal 
Authority therefore has no objection to the proposed development subject to a detailed 
condition requiring site investigations be undertaken to be undertaken to establish the exact 
position of any mine workings and if necessary to confirm the appropriate treatment of it.

Greater Manchester Ecology Unit:- Raise no objections and make the following 
comments: - 

 A survey of the site for badgers has been provided. No evidence of badger setts was 
found but some evidence of foraging was found.  Only badger setts are protected 
under UK law.  The findings of the survey are accepted and no further information is 
required. 

 The development will result in the loss of 0.4ha of grassland.  It is accepted that the 
provision of hedgerows and additional tree planting within the development will 
mitigate the loss of the grassland.  

 The risk if Great Crested Newts on the site is negligible.  There is no data regarding 
Great Crested Newts in the area and the nearest pond is 220m away and separated 
by a road.  

Environmental Health (Contamination): - No objections subject to condition securing site 
investigation and risk assessment.

United Utilities:- No objection to the proposal and have advised the following: - 

In accordance with the National Planning Policy Framework (NPPF) and the National 
Planning Practice Guidance (NPPG), 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. 



The NPPG 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: 

1. into the ground (infiltration);
2. to a surface water body;
3. to a surface water sewer, highway drain, or another drainage system;
4. to a combined sewer.

RBC Drainage Officer/Lead Local Flood Authority:– Raises no objection and accepts the 
findings and proposals set out within the Flood Risk Assessment and the drainage strategy.  

Environment Agency:- No comment.

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 250m. 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.

REPRESENTATIONS

The neighbouring properties have been notified and a site notice has been posted.

The Council has received 82 letters of objection against the proposal.  The objections are 
summarised below followed by Officer’s response. 

1. We request that an Environmental Impact Assessment is submitted.  The ground 
contour map shows that the land falls towards Elmore Wood and Chestnut Way 
boundary which channel water to this slow draining area. 

Response. The Town & Country Planning (Environmental Impact Assessment) 
Regulations 2011 (Statutory Instrument 2011 No. 1824) – also known as the EIA 
Regulations – form part of the development control system in England and relate to 
certain types of development.

The EIA Regulations only apply to certain types of development and for residential 
development the screening threshold is 5 hectares or 150 units.   Therefore there is 
no need for an Environmental Impact Assessment to be submitted. 

2. The development now proposed would require vehicular access around a 'blind' 90 
degree bend which is clearly a safety issue, not only for drivers potentially failing to 
see another oncoming vehicle with the risk of collision, but also for any pedestrians be 
they walkers, elderly or young school children who all regularly use this route.

Response.  Concerns have been raised regarding the suitability of the junction of 
Starring Road and Starring Lane due the close proximity of Barkers Wood which lies 
to the west of this junction and the bend in the road. The proposal does not seek to 



make any amendments to this junction and the applicant has submitted an 
independent Transport Report which concludes that it would operate safely. The 
Council’s Highway Officer agrees with the findings of the Transport Report.

3. The properties are totally out of proportion with the nearby properties. 

Response.  The properties are two storeys high set over three levels.  Although the 
dwellings would be somewhat larger than the adjacent dwellings along Starring Lane, 
they would be similar in size to the houses which lie to the north-east along Chestnut 
Way and Elmore Wood.  It is considered that the height, scale, layout, design, 
landscaping and materials of the proposed development would be compatible with the 
prevailing character and grain of the surrounding area

4. The entrance into the proposed site is extremely narrow so could be difficult to access 
for large vehicles such as emergency vehicles.  

Response. The submitted Transport Report includes an Autotrack Assessment which 
demonstrates that vehicles can easily negotiate the proposed access. 

5. The site is a greenfield site and the Council can demonstrate a 5 year housing land 
supply. 

Response. It is recognised that this is a Greenfield site and at this time the Council 
can demonstrate a 5 year housing land supply. However the site lies within a 
sustainable location in the Defined Urban Area and there are no sustainable grounds 
to refuse permission on this basis.  

6. There will be an increase to the risk of flooding resulting from increased hard 
landscaped areas within the development. 

Response. The application includes the submission of Flood Risk Assessment (FRA) 
and a drainage strategy.  The Council as Local Lead Flood Authority have been 
consulted and have raised no objections to the findings of the FRA and the proposed 
drainage strategy. It is also noted that United Utilities have raised no objections to the 
proposed development. Therefore, it is considered that subject to conditions and the 
implementation of the approved drainage strategy, adequate measures can be put in 
place in order to ensure that the development poses no unacceptable risk in terms of 
flooding (either on the site itself or elsewhere)

7. The risk of Littleborough losing its rural character, the loss of open countryside views, 
visual amenity and the risk of urban sprawl. 

Response. It is considered that the loss of the site for the development would not 
cause over-riding harm to the character, function and quality of the area. The site is 
within the Defined Urban Area. 

8. The ground in this area consists of a large amount of clay.  This leads to a lot surface 
water as it cannot penetrate the ground.

Response.  The application has been accompanied by a drainage strategy which 
identifies that both foul and surface water will connect to the existing chamber which 
lies within the retained area of the field. This chamber connects to the existing 
services which lie under Chestnut Way.  As stated elsewhere United Utilities and the 
Council as Local Lead Flood Authority have raised no objections to the proposal.

9. Wildlife would be affected, badgers, deer and foxes have all been observed in the 
field.



Response. Greater Manchester Ecology Unit has been consulted and considers 
adequate mitigation in the form of native hedgerows and trees would be provided on 
site and satisfactory precautionary measures can be put in place to ensure that the 
development would not adversely affect the limited nature conservation value of the 
site or the favourable conservation status of any protected species. 

10. Traffic along New Road/Halifax Road is busy most of the time.  More traffic using this 
route, which is the only way off the estate, would lead to longer queues.

Response.  The Council’s Highways Officer has reviewed the application and 
concluded the development would not have a negative impact on Halifax Road/New 
Road. 

11. Building on brownfield site should be a priority. 

Response. Although there is a still a presumption in favour of developing brownfield 
sites first, the NPPF promotes ‘sustainable development’ and the need to ‘boost 
significantly the supply of housing’.  As stated elsewhere within this report, it is 
considered that the scheme constitutes sustainable development and therefore the 
principle of the scheme is supported. 

12. In the proposed planning application document for the development at sections 11 
and 12 it does not give any information ref. sewage disposal and how surface water 
runoff will be adequately managed so as not to cause flooding issues for the 
neighbouring properties.

Response.  As stated above the application has been accompanied by a drainage 
strategy which identifies that both foul and surface water will connect to the existing 
chamber which lies in the adjacent field, close to the boundary with Chestnut Way.  
United Utilities and Council as Local Lead Flood Authority have raised no objections 
to the proposal.

13. Should this proposal be approved then it would set a precedent for the future 
development of the remainder of the field leading to a total of 20+ additional houses in 
this area which would only exacerbate the issues raised in this objection.

Response.  Each planning application is judged on its own merits and in this 
particular case, it is considered that the site lies in sustainable location within the 
Defined Urban Area and therefore the principle of the scheme is supported. If an 
application to develop the remaining section of the field is submitted then it would be 
judged on its own merits. 

14. I understand Previous Applications have been refused due the dangerous Access of 
this Site.

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

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

This previous decision is noted but there has been a significant change in the 
direction of planning policy in the last 16 years and therefore a material change in 
planning circumstances. The development has to be assessed against planning 



policy in force at the time of the application and, as set out in the Analysis section, it is 
considered that the proposed access arrangements are satisfactory.  

It is worth noting that the access to the development for application D38282 was via a 
narrow access track which is some 110m long and it extends from Starring Road.   
The access track is not wide enough for vehicles to pass one another and the 
proposed development does not seek to use it.  

15. The local schools are already oversubscribed. 

Response. The Council has been, in some cases, seeking appropriate contributions 
towards education provision from major development schemes, based on the 
evidence provided by the Schools Service.  As this application is not a major 
development, it is not necessary to seek a contribution towards educational facilities. 

16. The building is on a Green field site, which would considerably lower the visual aspect 
of the area.

Response. It is considered that the loss of the site for the development would not 
cause over-riding harm to the character, function and quality of the area.

17. As Starring Road is the only access to the 5 properties on the Road, it is essential 
that if any development is allowed, a condition must be that the Road is kept open for 
access, including emergency vehicles, at all times.

Response.  A condition is recommended to require the submission of a construction 
method statement, which will include measures to minimise impact of constriction 
activity on local residents.   

18. If the development is allowed, a condition regarding site working hours should be 
agreed, made public, and enforced.

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

19. The houses planned are large detached homes and therefore do not address the 
identified local housing need for smaller affordable housing.

Response.  The surrounding area is dominated by large semi-detached and detached 
dwellings.  The proposal would provide large family homes to meet housing needs 
within an accessible and sustainable location

20. The design of the houses are unsympathetic to the area. 

Response. It is considered that the height, scale, layout, design, landscaping and 
materials of the proposed development would be compatible with the prevailing 
character and grain of the surrounding area.

21. Starring Road is not wide enough for two vehicular movements.



Response. Although it is recognised that access along Starring Road is narrow, it is 
suitable for use by all vehicles.  It is considered that the development would facilitate 
safe and convenient access.

22. I am concerned that there are mine shafts under the site.

Response. The application site falls within the defined Development High Risk Area; 
therefore within the application site and surrounding area there are coal mining 
features and hazards which need to be considered in relation to the determination of 
this planning application. Having reviewed the application The Coal Authority 
considers that the content and conclusions of the Coal Mining Risk Assessment are 
sufficient for the purposes of the planning system and meets the requirements of the 
NPPF in demonstrating that the application site is, or can be made safe and stable for 
the proposed development.  

23. The dwellings would harm the outlook from the adjacent dwellings along Starring 
Lane. 

Response. The design and the position of the proposed dwellings would ensure that 
the development maintains satisfactorily levels of privacy and amenity between the 
proposed dwellings and the uses which adjoin the site.

24. The submitted Ecology report states that “The habitat within the survey site 
comprising rough grassland provides good potential for foraging habitats for Great 
Crested Newts. Great Crested Newts favour still water bodies and spend much of the 
year terrestrially within habitats such as grassland and woodland. Great Crested 
Newts are known to travel up to 500m of breeding ponds and in this particular case 
there are 7 ponds within 500m from the site”  The report recommends that further 
survey work is recommended. 

Response.  This matter has been considered by the Greater Manchester Ecology Unit 
who provide specialist advice to, and on behalf of, the ten district councils that make 
up Greater Manchester on biodiversity, nature conservation and wildlife issues.  In 
their opinion the risk of a great crested newt being on the site is negligible and they 
have commented: 

The nearest pond is 220m away and separated by a road.  In addition we 
have no data on any great crested newts in this area and whilst as we know 
they have turned up unexpectedly before, the distance is so great that even if 
present which is unlikely, the chances of the newts being present on the site is 
again very low. If the distance and area of land are put in to the rapid risk 
assessment tool provided by Natural England for licensing, the result of an 
offence is regarded as extremely unlikely and no further measures are 
required.   This assessment is based on when a pond is known to contain 
great crested newts, which is probably not the case in this instance so what is 
already regarded as low risk becomes even lower.

Considering the advice of the Greater Manchester Ecology Unit it is not necessary to 
require the applicant to carry out a Great Crested Newt Survey. 

25. The submitted Ecology report recommended on “Enhancements to retain the 
ecological functionality of the site are recommended, whilst enhancement of the 
adjacent land is proposed with an objective to increase species and structural 
diversity”.  It appears this recommendation has not been incorporated into the 
scheme



Response. In this instance the Greater Manchester Ecology Unit is satisfied that 
native hedgerow planting and tree planting on the site would mitigate the loss of the 
grassland without requiring additional mitigation off-site.

26. Plans which appeared on the Planning website on 22 March 2016 show an intended 
change to the Starring Lane/ Starring Road junction.  This appeared to show a 
widening of the junction into Barker’s Wood changing the fence line and installing a 
new kissing gate. The applicant has already widened this junction, without 
permission in 2011 encroaching on land he did not own but was in fact part of 
Barkers Wood. Barkers Wood was land left in trust to Rochdale Council by Mrs 
Marjorie Barker for the benefit of the community. The applicant was instructed to 
reinstate the boundary of the wood but failed to place the fence in the correct original 
position and therefore this junction is at present wider than it was when the land was 
bequeathed. Even if this junction is to remain in its present form then it is our opinion 
it is still insufficient access for further properties.  At present there are seven 
properties using this junction.  

Response.  The applicant has clarified the access arrangements and it is proposed 
not to make any alterations to the Starring Lane and Starring Road junction.  As 
stated elsewhere within this report the Councils Highways Officer considers that the 
proposed junction would operate safely without the need to make any alterations to 
it. 

With regard to the intrusion into Barkers Wood, although this matter is not planning 
related, the boundary fence between Barkers Wood and Starring Road has recently 
being reinstated.   

27. There is a huge difference in height of approximately 3.57 metres between the 
proposed dwellings and the adjacent ones along Starring Lane. They are too high 
and too close and would adversely affect the lives of the Starring Lane residents. 

. Response.  Although the proposed houses are higher than the adjacent dwellings 
along Starring Lane this is not in itself a reason to refuse the application.  

The rear elevations of the four proposed dwellings which lie to the south of the 
internal access road would lie between 27m and 33m from the rear elevations of no’s 
24-32 Starring Lane.  The dwellings located at no’s 24 – 32 Starring Lane are all 
detached and their rear elevations overlook the site. The separations between the 
proposed dwellings which lie closest to the adjacent properties along Starring Lane 
accords with the minimum separation distances set out in the SPD which seek to 
ensure development does not cause unacceptable harm to residential amenity.  

28 This shows that 6 trees are to be planted at the rear of no. 32 Starring Lane, 4 of 
which are oak and 2 of mountain ash. These are forest trees and the oaks in 
particular will become huge with an extensive canopy and roots system equivalent to 
the canopy size. They will completely dominate us as they grow. They will be 
situated on elevated ground and the post meridian sun and light will be obscured by 
their canopies. This will have a detrimental effect on the garden as an amenity.

Response.  A planning condition would be imposed which would require suitable 
garden trees to be planted along this boundary. 

29. The Flood Risk Assessment and Drainage Strategy does not give the sources of 
possible Flood Risk.

Response.  The Council as Local Lead Flood Authority has reviewed the FRA and 
the drainage strategy and accepts its findings and proposals. 



30. The FRA has only considered the Phase1 scheme, though the applicant has openly 
discussed and shared plans for a subsequent larger development on the rest of the 
field.

Response.  Each planning application is judged on its own merits and in this 
particular case, it was only necessary for the FRA to consider the proposed scheme.  
If an application to develop the remaining section of the field is submitted then it 
would be judged on its own merits.

31. The rear garden of no. 3 Chestnut Way suffers from flooding. 

Response.  It is considered that the proposed drainage strategy is acceptable and it 
would not exacerbate any local flooding problems.

32. The submitted layout drawings illustrates that the existing dry stone wall along the 
western boundary of Starring Road will be relocated in the field which lies within the 
Green Belt.

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

33. The submitted swept path diagrams show that the full width of the surfaced track 
(Starring Road) is needed. If there are parked cars at the end of Starring Lane or 
cars approaching the junction on either Starring Lane or Starring Road, these would 
conflict with the swept paths provided.

Response.  The proposal does not seek to make any amendments to this junction 
and the applicant has submitted an independent Transport Report which concludes 
that it would operate safely. The Council’s Highway Officer agrees with the findings 
of the Transport Report. 

In addition to the above, the Head Teachers from Wardle Academy and St. Andrews Primary 
School has commented that this is a safe walking route for children attending the local 
school. Houses built on this location will mean children having to cross the road from Starring 
Lane on what would then be a dangerous corner with no clear site line to see oncoming 
traffic and no pavement for protection. Obviously an increase in housing would incur further 
traffic flow and disruption to residents living in and around the area. This proposal is not a 
safe addition to the current residents and our school. 

Response.  There are a number of walking routes within the area. It is considered that the 
development would facilitate safe and convenient access and the vehicular comings and 
goings from it would not by harmful to pedestrians using Starring Lane or Starring Road.

Two letters of support have been received on the grounds that the proposal would enhance 
the area.

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 within the Defined Urban Area as identified in the ‘saved’ UDP. Policy G/D/1 is 
therefore relevant and in the supporting text to this policy it is established that new 
development should be located in the urban area so as to support urban regeneration and to 
protect the countryside.

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.  In considering whether the allow residential development on a 
greenfield site 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 approved 
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.

Given the above, the key issue is whether the proposal comprises sustainable development. 
The site is located adjacent to an existing residential area and within the Defined Urban 
Area of Littleborough.  It is located within walking distance of Featherstall Road, where there 
are frequent bus routes to reach jobs, shops and other services. The site also lies within 
easy walking distance from other important services such as shops and schools. The site is 
partially surrounded by existing housing and the provision of the necessary infrastructure to 
serve the site, (roads, sewers, water and power supplies etc), could be easily provided from 
the adjacent roads. The proposed development is therefore considered to be within a 
sustainable and accessible location and is therefore wholly acceptable in principle.

With the above policy in mind, it is considered that the principle of developing the site is 
acceptable subject to the appropriate assessment of matters such as amenity, highway 
safety and the environment.

Use of Agricultural Land

Paragraph 112 of the NPPF states that local planning authorities should take into account 
the economic and other benefits of the best and most versatile agricultural land. Where 
significant development of agricultural land is demonstrated to be necessary, local planning 
authorities should seek to use areas of poorer quality land in preference to that of a higher 
quality. Best and most versatile agricultural land is classified as grade 3A, 2 and 1.  Land of 
lesser quality is classified as grade 3B, 4 and 5.  

It is noted that the proposed development would occupy approximately 0.44 ha of 
agricultural land. The land is identified as ‘poor’ (Grade 4) on Natural England’s Agricultural 



Land Classification mapping. Therefore, the land within the application site does not include 
the best and most versatile agricultural land within grades 3A and above. At the time of the 
site visit, it did not appear to be being used for anything other than meadow land. 

Given the above, the proposals would not result in the loss of best and most versatile 
agricultural land and the loss of the poorer quality agricultural land is necessary to secure 
the provision of housing.  The proposal therefore accords with the NPPF.  

Design and Impact on Character and Appearance of Surrounding Area

The NPPF promotes high quality design and states that the Government attaches great 
importance to the design of the built environment. Good design is a key aspect of 
sustainable development, is indivisible from good planning, and should contribute positively 
to making places better for people (paragraph 56).  

Paragraph 58 of the NPPF encourages good design by stipulating that planning policies and 
decisions should aim to ensure that developments:

 will function well and add to the overall quality of the area, not just for the short term 
but over the lifetime of the development;

 establish a strong sense of place, using streetscapes and buildings to create 
attractive and comfortable places to live, work and visit; 

 respond to local character and history, and reflect the identity of local surroundings 
and materials, while not preventing or discouraging appropriate innovation; 

 create safe and accessible environments where crime and disorder, and the fear of 
crime, do not undermine quality of life or community cohesion.

Principles of good design in housing schemes are also outlined within the Supplementary 
Planning Document (SPD): Oldham and Rochdale Residential Design Guide.

The application site is located to the north of Featherstall Road and it is accessed via a 
modern estate which mainly comprises two storey detached dwellings.  Part of the south – 
east facing boundary is overlooked by large two storey detached dwellings which lie along 
Starring Lane.  

The proposed layout is relatively simple with the new dwellings lying either side of the 
access road which extends from Starring Road. The front elevations of the dwellings would 
overlook the access road. Each dwelling would be set behind open landscaped front and 
side gardens comprising a mix of driveways, lawned areas and tree planting. The entrance 
into the site is to be framed by the use of a stone wall which would attached to the existing 
drystone wall.  

The proposed dwellings although they would be of a modern design, they would incorporate 
traditional vernacular features such as the use of small mullion type windows and chimneys. 
Each dwelling type would incorporate double height entrances on the front elevation and in 
order to ensure to create a sense of speciousness the gap between each dwelling would be 
3m. The dwellings would be faced with a natural stone and natural slate tile would be used 
on the roof.    

The development would lie adjacent to the Green Belt which lies to the west and north west.  
In this instance the proposed dwellings would be enclosed on two sides by dwellings while 
to the east lies a retained section of the field.  Considering that the site lies within the 
Defined Urban Area and the development is relatively modest and set against the backdrop 
of existing developments, it is not considered that it would harm the views in or out of the 
Green Belt.  It is however recognised that the site forms an important transition between the 
Defined Urban Area and the Green Belt. Beyond the existing residential development to the 
south, Starring Lane becomes predominately rural to the north. Officers have negotiated 



design and layout improvements to the scheme; each dwelling is 300mm lower and there is 
a stronger edge to Starring Road.  It is considered that the proposed dwellings by reason of 
their design, appearance, layout and scale would be compatible with the character of the 
area.  

The proposal is considered to be in accordance with the requirements of policies P1 and P3 
of the Core Strategy, and the NPPF.

Amenity of Future Occupants and Surrounding Residents

The NPPF states 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 which recommends that a minimum separation distance of 21 metres 
should be retained between principal elevations of opposing dwellings and 14 metres 
between principal and secondary elevations. It is also recommended that a distance of 
10.5m should be achieved from the rear elevation to the site boundary.  

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

 The rear elevations of the four proposed dwellings which lie to the south of the 
access road would lie between 27m and 33m from the rear elevations of no’s 24-32 
Starring Lane.  

 The rear elevation of the three proposed dwellings which lie to the north of the 
access road would lie between 37m and 45m from Middle Starring which is a 
detached dwelling.  

 The distances from the rear elevations of the dwellings to the site boundaries range 
from 13m to 22m.

The dwellings located at no’s 24-32 Starring Lane are all detached and their rear elevations 
overlook the site. The separations between the proposed dwellings which lie closest to the 
adjacent properties along Starring Lane accords with the minimum separation distances set 
out in the SPD which seek to ensure development does not cause unacceptable harm to 
residential amenity.   

The environment in which the occupiers of no’s 24-32 Starring Lane would find themselves 
following the development of the site would undoubtedly change. This is not disputed. 
However, a change in the environment around a property is not a reason to refuse planning 
permission and it is not considered that the outlook from these properties would not be 
unduly harmed by the development.  There are several other properties within the vicinity of 
the site and the occupants of these properties would be able to view the proposed 
development.  The dwellings lie to the east and north east of the site along Starring Lane 
and Elmore Road.  It is not considered that the outlook from these properties would be 
harmed by the development.  



It is acknowledged that there would be some disruption during the construction process. 
This is unavoidable and is a necessary, albeit temporary effect of any development 
proposal. A condition is included within the recommendation which requires a Construction 
Method Statement to be submitted which can further control construction activity (for 
example by restricting the hours during which it can take place) to ensure that any impact on 
residential amenity is not unduly severe. Construction impacts would not be a sustainable or 
justifiable reason to refuse planning permission. 

Once the development is completed, the comings and goings from the development and the 
activity on the site would be that normally associated with a small residential development. It 
is not considered that activity from vehicular movements from the development once 
completed would have such a harmful impact on residential amenity that a refusal of 
planning permission would be justified.
 
With regards to the amenity of future occupants of the proposed development, it is noted 
that the layout of the proposed dwellings would ensure that each dwelling would benefit from 
an area of private outdoor amenity space to the rear and / or side with the main outlook 
being provided to the front and rear of the dwellings. The internal layout of each dwelling 
provides adequately sized rooms with each habitable room providing sufficient natural 
daylight and ventilation for the future occupants. In addition, the majority of the proposed 
dwellings on site would accord with the minimum separation distances set out in the above 
SPD. 

In summary the design and the position of the proposed dwellings would ensure that the 
development maintains satisfactorily levels of privacy and amenity between the proposed 
dwellings and the uses which adjoin the site. The scheme would have no undue impact on 
the amenity of future occupiers through overlooking, noise, overshadowing, loss of outlook 
or loss of daylight, and would achieve adequate levels of amenity between future occupiers 
of the houses. Therefore the development is in accordance with the requirements of policy 
P3 of the Core Strategy, the objectives of the SPD “Guidelines and Standards for 
Residential Development” and the NPPF.

Access and Highway Safety Implications

Paragraph 32 of the NPPF states that development should only be prevented or refused on 
transport grounds where the residual cumulative impacts of development are severe.

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

In terms of the local highway network, it is dominated by A58 which runs to the south of the 
site, between Rochdale town centre and Halifax. The site is accessed from Clay 
Street/Starring Lane, which are both adopted.  The actual access into the site would be 
taken from Starring Road which is unadopted highway which is used to access several large 
detached dwellings as well as the fields which lie to the north and west of the site.  

At stated in the update section of this report the applicant has provided an independent 
Transport Report which concludes: 

 The development is likely to generate a maximum of 4 vehicle movements during 
the busiest weekday peak hour. That equates to an average of 1 additional 
vehicle movement every 15 minutes that would route via the Starring Road / 



Starring Lane junction. Such an increase would not have any material impact on 
the capacity of the local highway network.

 An AutoTRACK assessment has been undertaken using a refuse vehicle and a 
fire tender in order to assess the ability of the junction to accommodate typical 
over-sized vehicle movements associated with a residential development. The 
resultant assessment demonstrates that the vehicles can easily negotiate the 
junction

In addition to the above, the applicant has confirmed that it is not proposed to make any 
alterations to the Starring Way and Starring Road junction.  The access road fronting the 
application site will be widened to 5.5 metres and that a footway will be provided along part 
of the site frontage.  These improvements can be delivered within land over which the 
applicant has ownership/control (i.e. within the application site) or in the adjoining road 
where rights exist to make such improvements to the existing road.   Local residents have 
queried if the proposal seeks to reposition the existing stone wall which forms the western 
boundary of Starring Road.  This wall does not lie within the development boundary and the 
proposal does not seek to reposition it.  

The Council’s Highways Officer has reviewed the Transport Report and does not raise any 
objections to its findings.  It is considered that the increase in traffic associated with 7 
additional dwellings would not cause any over-riding harm to the surrounding highway 
capacity and the proposed access arrangements are satisfactory.  The provision of a 
footway along the site frontage would provide improved standards for users/occupiers of the 
proposed development and existing road users.  

Extending parallel with the west facing boundary of the site lies Starring Road which is a 
defined of a right of way (LitFp92) which can be used by pedestrians to access the A58, 
Shore and Birch Hill.  Access into the site would be taken from Starring Road and lying 
either side of the access would be two dwellings presenting side elevations to the Public 
Right of Way.  The gable elevations of these two dwellings would be set back from Starring 
Road and in order to promote natural surveillance they would contain window openings.  
Furthermore a stone boundary wall would form the boundary between the site and Starring 
Road which would help to retain the character of this walking route.  The updated house 
types details that each dwellings has been lowered by 300mm which ensures that the 
development responds to the context of the Public Right of Way. Whilst the proposal would 
have a moderate impact on the experience of users of this right of way, appropriate 
materials of construction would also be secured and it is considered that the development 
responds to its context and would provide an acceptable transition between the urban and 
rural area.

It is also noted that the site sits within a sustainable location within walking distance to public 
transport connections and a variety of retail, commercial, and health facilities within 
Littleborough which would limit the need for residents to make trips by private motor-vehicle. 

Each dwelling would be provided with at least two off street car parking spaces which would 
be accessed directly from the proposed access road.  The ratio of parking spaces is 
considered appropriate by the Council’s Highways Officer to ensure that there is no 
additional pressure for parking on surrounding streets.

It is concluded that the site is in a sustainable location, the proposed access arrangement in 
and out of the site would operate safely and the traffic generated by the development can 
safely be accommodated on the surrounding road network in accordance with the NPPF 
and policy T2 of the Core Strategy.



Ecological and Nature Conservation Implications

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;

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

Similar guidance to the above is found within Core Strategy policy G7

The application site comprises poor semi-improved grassland. It is noted that the land does 
not form part of any statutorily designated nature conservation site and nor is it designated 
as of local ecological importance. 

The application has been supported by an Ecological Appraisal. This Ecological Appraisal 
presents the ecological, biodiversity and nature conservation status. The findings and 
recommendations of these reports are summarised below: - 

 The loss of the habitat as a result of the proposed development is unlikely to be of 
significance to foraging bats in the locality.  

 No badger setts were found on the site, nor within the immediate vicinity of the site. 
 Given the low distribution of reptiles in the locality, the likelihood of common species, 

such as slow-worm and common lizard within survey site is very low. 
 The habitat within the survey site, comprising rough grassland provides good 

potential for foraging habitats for great crested newts (GCNs).  GCNs favour still 
water bodies and spend much of the year terrestrially, within habitats such as 
grassland and woodland. GCNs are known to travel up to 500m of breeding ponds 
and in this particular case there are 7 ponds within 500m from the site. 

 In order to maintain opportunities for wildlife on the site, native trees and native 
hedgerows could be planted.  

 The adjacent land to the south west of the site could be significantly enhanced 
through the implementation of appropriate management, for example small log piles 
and rubble piles could be formed and a pond created.

The Greater Manchester Ecology Unit (GMEU) have been consulted on the application and 
have raised no objection on nature conservation grounds and they have recommended that 
to mitigate the loss of the grassland, the developments incorporates a suitable landscaping 
scheme to introduce native trees and native hedgerows.    Furthermore the GMEU have 
commented that there is no data regarding Great Crested Newts in the area and the nearest 
pond is 220m away and separated by a road.  GMEU conclude the risk of Great Crested 
Newts being on the site is negligible and therefore no further survey work is required to 
determine the presence or absence of them. 

Within the submitted Ecology Appraisal it is suggested that the adjacent land to the south 
west could be enhanced through the implementation of appropriate landscaping. However, 
GMEU is satisfied that native hedgerow planting and tree planting on the site would mitigate 



the loss of the grassland without requiring additional mitigation off-site.   In addition to this, 
Members of the Pennines Planning Sub Committee requested that additional tree planting 
be provided.  The site layout has been amended to illustrate the provision of native 
hedgerows which would lie adjacent to Starring Road and native trees would be provided 
within front and rear gardens. 

In summary, it is accepted that the submitted ecological appraisal has demonstrated that, in 
principle, a residential development at the site would not harm ecological interests.   The 
development offers the opportunity for the enhancement of biodiversity within the site 
through the planting of native tree and hedgerows, the provision of bird and bat boxes and 
satisfactory precautionary measures can be put in place to ensure that the development 
would not adversely affect the limited nature conservation value of the site or the favourable 
conservation status of any protected species. The proposed development is therefore in 
accordance with the requirements of Core Strategy Policy G7, and the NPPF.

Flood Risk and Drainage Implications

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 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).  However the 
site, like large parts of Littleborough, lies within a critical drainage area.  Consequently the 
application is supported by a Flood Risk Assessment (FRA) and a drainage strategy which 
are summarised below:  

 The hierarchical approach to dealing with surface water requires the first 
consideration to be soakaways.  Percolation tests at the site have been undertaken 
which revealed the site comprises stiff clay.  Therefore the use of soakaways for the 
discharge of surface water would not be feasible. 

 The next hierarchical option would be to discharge surface water into a watercourse.  
However there are no watercourses or waterbodies within the site. 

 The only available option for dealing with surface water is discharge to a public 
sewer. United Utilities have given consent to the discharge of both foul and surface 
water from the site to the 300mm combined sewer located in Chestnut Way.  The 
surface water discharge would be restricted to 6.5l/s through the use of a 
hydrobrake.  

 Private driveways and paths would be constructed from permeable materials. 
 Foul sewage would be collected on a separate system prior to discharge to the 

public sewer. 

The Council as Local Lead Flood Authority has been consulted and has raised no objections 
to the FRA or the principles of the proposed drainage strategy. It is also noted that United 
Utilities have raised no objections to the proposed development. Therefore, it is considered 



that subject to conditions and the implementation of an approved drainage strategy, 
adequate measures can be put in place in order to ensure that the development poses no 
unacceptable risk in terms of flooding (either on the site itself or elsewhere).

Concerns have been raised regarding flooding which occurs within the gardens of no’s 1 to 
7 Elmore Wood and the field which adjoins them.  This area does not lie within the 
application site and there is no reason to conclude that the proposed development would 
exacerbate any flooding which may occur within this area. It is not the responsibility of the 
applicant to seek to solve pre-existing surface water issues affecting some nearby 
properties

It is therefore considered that the proposal satisfies the requirements of UDP policy EM/7, 
Core Strategy policy G8 and the NPPF.

Land Contamination

The site is located within the urban area and currently comprises an open grassland left 
over to pasture. The Coal Authority have confirmed that the site falls within the defined 
Development High Risk Area and they have confirmed that the content and conclusions of 
the submitted Coal Mining Risk Assessment are sufficient for the purposes of the planning 
system and meets the requirements of the NPPF in demonstrating that the application site 
is, or can be made safe and stable for the proposed development.  The Coal Authority 
therefore has no objection to the proposed development subject to a condition requiring site 
investigations be undertaken to be undertaken to establish if any shallow mine workings are 
present and if they are appropriate treatment is undertaken.  

The Council’s Contaminated Land Officer has recommended a condition requiring the 
submission and approval of a site investigation and risk assessment of the site prior to the 
commencement of development. 

Having regard to the above and the conclusions of the Coal Mining Risk Assessment, a 
condition securing the submission and approval of a site investigation and risk assessment 
and any necessary remediation measures has been recommended. It is considered that the 
proposal would comply with Core Strategy Policy G8 and the guidance contained within the 
NPPF.   

Sustainable Construction and Renewable Energy

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

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

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



Conclusion

Given the above, the key issue in policy terms is whether or not the proposed development 
could be considered as ‘sustainable development’ when assessed against other relevant 
policies. The site is located adjacent to an existing residential area and within the Defined 
Urban Area of Littleborough.  The site is located within walking distance of Featherstall 
Road, where there are frequent bus routes to reach jobs, shops and other services. The site 
also lies within easy walking distance from other important services such as shops and 
schools. The site is partially surrounded by existing housing and the provision of the 
necessary infrastructure to serve the site, (roads, sewers, water and power supplies etc), 
could be easily provided from the adjacent roads, without any significant or undue harm to 
the environment. The proposed development is therefore considered to be within a 
sustainable and accessible location and therefore is acceptable in principle. 

All other material planning considerations, identified within the report have been carefully 
considered. The development would not have an adverse impact on existing residential 
properties such that a refusal of planning permission would be justified. The proposal would 
provide safe and convenient access, the development would not adversely affect the limited 
nature conservation value of the site and adequate measures can be put in place in order to 
ensure that the development poses no unacceptable risks in terms of flooding.

It is considered that the proposal comprises sustainable development and is therefore 
recommended for approval. 

RECOMMENDATION

GRANT subject to the following conditions:- 

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

Reason: Required to be imposed by Section 91 of the Town and Country Planning 
Act 1990 (as amended)

2. This permission relates to the following plans:- 

01 - Location Plan 
02 - Site Plan as Existing 
03 Rev  F   - Proposed Site Layout   
05 Rev A  - Layout House Type 01a - Plans
06 Rev B - Layout House Type 01a - Elevations 
07 Rev A   - Layout House Type 01b - Plans 
08 Rev B  - Layout House Type 01b -  Elevations
09 Rev A   - Layout House Type 01bh - Plans 
10 Rev B  - Layout Elevations Type 01bh - Elevations 
11 Rev A  - Layout House Type 01c - Plans 
12 Rev B  - Layout House Types 01c - Elevations 
22 - Layout House Type 01d  - Plans 
23 - Layout House Type 01d - Elevations 
15 Rev A  - Layout House Type 02b - Plans 
16 Rev B  - Layout House Type 02b - Elevations 
17 Rev A  - Layout House Type 02c -Plans
18 Rev B  - Layout House Type 02c - Elevations
19 -Proposed garages and elevations
20 Rev A - Street Scene 
21 Rev A-Entrance to Starring Road



and the development shall be carried out in complete accordance with these 
drawings hereby approved.

Reason: For the avoidance of doubt and to ensure a satisfactory standard of 
development in accordance with the policies contained within the Rochdale Unitary 
Development Plan and the National Planning Policy Framework.

3. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no above ground works shall take place until samples 
or full details of materials to be used externally on the building(s) have been 
submitted to and approved in writing by the Local Planning Authority. Such details 
shall include the type, colour and texture of the materials. Only the materials so 
approved shall be used, in accordance with any terms of such approval.

Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity, in accordance with Core Strategy policy P3, and the NPPF.

4. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no above ground works shall take place until details of 
all windows and doors (including their materials, finishes, recesses and opening 
profile) have been submitted to and approved in writing by the Local Planning 
Authority. The windows and doors shall be installed in accordance with the duly 
approved details before the dwellings hereby approved are first occupied and shall 
be retained as such thereafter.

Reason: In order to ensure use of appropriate materials which are sympathetic to the 
character of the site and its surroundings in the interests of visual amenity in 
accordance with Core Strategy policy P3, and the NPPF. 

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

Reason: In order to ensure a satisfactory appearance and in the interests of the 
amenity of the occupiers of neighbouring residential properties in accordance with 
Core Strategy policy P3 and the NPPF.

6. No development shall take place until details of finished floor levels and external 
ground levels for each plot have been submitted to and approved in writing by the 
Local Planning Authority. The development shall thereafter be implemented in 
accordance with the duly approved details prior to the first occupation of each plot.

Reason:  In order to ensure a satisfactory relationship between the new dwellings 
and between the development and surrounding buildings in the interests of 
residential and visual amenity in accordance with Core Strategy policy P3, and the 
NPPF

Reason for pre-commencement condition: These details are required before ground 
works take place.

7. No above ground works shall take place until a Biodiversity Enhancement and 
Landscape Management Plan (BELMP) has first been submitted to and approved in 
writing by the Local Planning Authority. The BELMP shall include: (i) details of 
habitat enhancement measures to be provided including bird boxes and bat boxes; 



(ii) details of the species, positions and size of the native hedgerows and native 
trees, (iii) details of the management responsibilities; (v) maintenance schedules; 
and (vi) a timetable for its implementation. The HLMP shall thereafter be 
implemented in full accordance with the duly approved details and timetable 
contained therein and retained thereafter .

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

8. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no above ground works shall take place until a 
scheme for the design, construction and drainage of the new internal road and all 
private parking areas has been submitted to and approved in writing by the Local 
Planning Authority. The duly approved access road shall be implemented before any 
of the dwellings hereby approved are first occupied and the parking areas shall be 
provided before each associated dwelling is first occupied, and retained thereafter.

Reason: To achieve appropriate provision for vehicle access, circulation and 
manoeuvring, to ensure there is adequate provision for vehicles to be parked clear of 
the highway and to ensure the suitable disposal of surface water in accordance with 
Core Strategy Policies T2 and P3, saved UDP policy EM/7 and the NPPF.

9. No clearance of trees and shrubs in preparation for or during the course of 
development shall take place during the bird nesting season (March -August 
inclusive) unless an ecological survey has been submitted to and approved in writing 
by the Local Planning Authority which establishes that no part of the site is utilised 
for bird nesting. Should the survey reveal the presence of any nesting species, then 
no clearance of trees and shrubs shall take place during the above period until a 
methodology for protecting nest sites during the course of the development has first 
been submitted to and approved in writing by the Local Planning Authority. Nest site 
protection shall thereafter be provided in accordance with the duly approved 
methodology.

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

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

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

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

woodland, and service lines and pipes,



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

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

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

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

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

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

11. No development shall take place until a scheme for the disposal of foul and surface 
water from the site has been submitted to and approved in writing by the Local 
Planning Authority. The scheme shall include: 

 Details of the rate of surface water discharge from the site (including any 
necessary flow attenuation measures and the use of SUDS where appropriate), 
which shall not exceed 6.5 litres per second. 

 Details of how the scheme will be maintained and managed after completion. 

The scheme shall be implemented in accordance with the duly approved details 
before any of the dwellings are first occupied.
 
Reason: To ensure the appropriate disposal of surface and foul water and to manage 
the risk of flooding and pollution in accordance Core Strategy policy G8, saved UDP 
policies EM7 and EM/8 and the NPPF.

Reason for pre-commencement condition: To ensure a satisfactory means of 
drainage at the offset due to the site's location in the Critical Drainage Area.

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



and dirt during construction; and (viii) a scheme for recycling/disposing of waste 
resulting from construction works. 

The duly approved CMS shall be adhered to throughout the construction period.
Reason: In order to ensure that appropriate measures are put in place to limit noise, 
nuisance and disturbance to the occupiers of neighbouring dwellings during the 
construction of the development in accordance with the requirements of Core 
Strategy Policy G9, and the NPPF. 

Reason for pre-commencement condition: To manage construction activity on 
commencement.

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

Reason. In the interest of visual amenities and to prevent nuisance arising in 
accordance with the requirements of Core Strategy Policies G9 and P3 and the 
NPPF.

Procedural 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 Paul Ambrose

_________________________________________________________


