
Application Number: 16/00478/FUL    Ward: Norden  Township:      

Proposal: Erection of new dwellinghouse (Resubmission of 15/01001/FUL)

Site Address: Land At Bamford Old Hall,  Off Bury And Rochdale Old Road, Heywood, 
OL10 4BA    

Applicant: Mr & Mrs Beswick
                  

Agent: Mr Paul Clark
             CJ Partnership

RECOMMENDATION: Defer to Sec. of State for decision



DELEGATION SCHEME 

The proposal represents a departure from the Development Plan as it comprises 
inappropriate development in the Green Belt and includes the provision of buildings where 
the floor space to be created by the development is 1000sqm or more.  In accordance with 
the Town and Country Planning (Consultation) (England) Direction 2009, the application 
must be referred to the Secretary of State if the Committee is minded to grant planning 
permission. The Committee has delegated authority to refuse the application. If the 
Secretary of State is not minded to 'call in' the application for determination, the release of 
the decision notice would be deferred and delegated to the Chief Planning Officer.   

SITE

The site lies within the Green Belt in a rural landscape bordered by Naden Brook to the west 
and open fields to the north, east and south. Part of the site lies within Bamford Wood which 
connects between Bury and Rochdale Old Road, Gelder Wood and Cobb Wood. 

The site lies some 450m to the west of the village of Bamford and several hundred meters 
from Bury and Rochdale Old Road.  Vehicular access to the site is via Bury and Rochdale 
Old Road along a private road that serves several large properties.   To the east of the site 
lies a residential dwelling known as Garden Cottage. The views to the north of the site are 
open while the views in all other directions are screened by trees, hedging and Garden 
Cottage.  

Bamford Wood is visible across the landscape and as a result is an important feature in the 
local rural setting. It also adds to the landscape composition by significantly contributing to 
form a greater wooded area comprising of several woodlands.  The woodland is protected 
by a Tree Preservation Order (TPO010).

The open section of the site is currently grassed and relatively flat with a large rectangular 
pond to the north. Historically, the pond would have served the demolished Bamford Hall, 
which was a substantial country house set within landscaped parkland.  The outlet from the 
pond extends through the site and down through Bamford Wood, where it meets Naden 
Brook.  

Located within the site, and within Bamford Wood, lies an ice house which is a brick built 
structure set within the hillside.  The entrance tunnel is constructed with red brick walls and 
large stones form the roof. The tunnel curves to the left and there are two stone steps down 
to the egg-shaped ice pit. The ice house would have been filled in winter with layers of ice 
from the pond and used throughout the year to supply the kitchen at Bamford Hall, in an era 
before refrigeration. Ice houses are increasing rare. 

Historically, the site formed part of the Bamford Estate and the original Bamford Hall was 
constructed perhaps as early as the 13th century. Joseph Fenton, who was an important 
figure during the development of Rochdale’s textile industry, acquired the Hall in1816.  New 
Bamford Hall, a stable block and the entrance lodge was built by the Fentons in 1841. New 
Bamford Hall was built in a Classical Revival Style and it was surrounded by parkland.   

In 1888, the hall was bought by Edward Stocks Massey, and later by a local Alderman. 
During the Second World War the site was used as a military Hospital and was later 
purchased by Heywood Corporation in 1946. In 1951, the hall was later demolished by 
James Berry Ltd and the current properties on the adjacent site, known as Bamford Hall and 
Bamford Old Hall, were constructed. 

The site and its surroundings are considered to be of significant historical, evidential, 
aesthetic and communal value, as a good example of a small country parkland estate 
developed in the 19th century by the Fenton family.  



PROPOSAL

The application seeks consent for the erection of a crescent shaped dwelling with 
associated hard and soft landscaping. The curved form of the house wraps around the 
historic pond which is likely to have been created to serve the original Bamford Hall.   The 
restored pond would be the external focal point of the development and its setting would be 
enhanced by gardens which would enclose it.  Accommodation would be provided over two 
floors with the main living rooms and a workshop located on the ground floor.  Storage and 
garaging would be provided at the basement level with stairs and a lift installed to access 
the ground floor.  The total size of the dwelling would be 1,209 square metres. 

All rooms would have large open views of the pond and the landscape beyond.  Like many 
of the larger homes within the surrounding area, it would be orientated along a south-
west/north-west axis. 

The elevations would be faced with brick and feature copper panels that will be oxidised and 
fixed at a mid-brown colour. The eaves/roof/gutters and downpipes will be in copper to 
match. A sedum roof system is proposed, which would contain solar panels. 

The design approach of the house reflects the Picturesque/Palladian villa movement, where 
elegant and fine houses of substance were set in a naturalistic landscape. The design is 
derived from the contrast between the natural wild landscape and the formal and elegant 
design of the old hall. 

The existing access from Bury and Rochdale Old Road would be utilised. Parking and 
turning facilities would be provided in front of the house and a ramped access would extend 
through into the basement level.  

The proposal includes the restoration of the historic pond which would be a key feature of 
the landscape proposals and the ice house.  The submitted detailed landscaping scheme 
encompasses the whole site and its significant elements enclose the historic pond, where a 
formal lawn and gardens would be created.   An extensive stone surface decked area would 
extend between the house and the pond.  The landscape proposals also include the 
formation of a path from the garden to the restored ice house.

The proposal includes the submission of a woodland management plan for Bamford Wood, 
which is characterised by predominantly deciduous trees with species including sycamore, 
beech, oak, elder and holly.  The management plan aims to: maximise the biodiversity of the 
site, encourage species movement, enhance visual amenity, provide naturally regenerating 
trees, shrubs and ground flora and to remove the invasive species.  

The application is similar to the previous application (15/01001/FUL) with the only significant 
difference being that the north facing gable end of the dwelling has been pulled back by 
some 5.4 metres.  As a result of this change the northern end of the dwelling is less visible 
from the adjacent dwelling known as Bamford Cottage.  

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.

Adopted Rochdale Core Strategy 

The Core Strategy was adopted by the Council on 19th October 2016. The following policies 
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
C3 Delivering the right type of houses
C6 Improving health and well being

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

G3 Renewable and low carbon energy developments 
G4 Protecting the Green Belt
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

Saved Unitary Development Plan (UDP) Policies 

G/D/2 Green Belt
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 (SPDs) 
Biodiversity and Development SPD  (updated 2017)
 Guidelines and Standards for Residential Development SPD  (2016) 

PUBLICITY

Site Notice: Departure from the Development Plan. The application was also advertised in 
the local press.

RELEVANT PLANNING HISTORY

15/0101/FUL – Erection of new dwellinghouse.  Refused for the following reason: - 



This application site is located within the Green Belt wherein there is a presumption 
against inappropriate development except in very special circumstances. The 
development would comprise the erection of a new dwelling in the Green Belt which 
would not fall within one of the exceptions to inappropriate development identified in 
Paragraph 89 of the National Planning Policy Framework or Policy D/4 of the 
adopted Rochdale Unitary Development Plan. The proposed dwelling would 
therefore constitute inappropriate development in the Green Belt, which is, by 
definition, harmful to the Green Belt by reason of its inappropriateness. It would also 
cause harm to the openness of the Green Belt. It is not considered that very special 
circumstances exist or have been demonstrated to outweigh the identified harm that 
would be caused to the Green Belt. The proposal is therefore contrary to policies 
G/D/2 and D/4 of the Rochdale Unitary Development Plan and the National Planning 
Policy Framework.

CONSULTATION RESPONSES

Campaign to Protect Rural England: Having considered the application and supporting 
information I do not see that the minor reduction in scale of the building what so ever 
changes the reasons for the development being refused, and argue strongly that this 
development should also be refused. Where proposals are of architectural merit and add to 
the landscape we are generally supportive of them, in line with the NPPF (paragraph 55).  
But, as with the previous application, having reviewed the details of the new planning 
application we again fail to see that in reality the proposal would be a project of exceptional 
quality or particularly innovative design for a dwelling.  The proposal would not necessarily 
raise the standards of design in this part of Rochdale, nor enhance its immediate setting.  In 
our view it is not sensitive to the defining characteristics of the local area.

Coal Authority: The Coal Authority concurs with the recommendations of the Coal Mining 
Risk Assessment Report; that coal mining legacy potentially poses a risk to the proposed 
development and that intrusive site investigation works should be undertaken prior to 
development in order to establish the exact situation regarding coal mining legacy issues on 
the site. The Coal Authority recommends that the LPA impose a planning condition should 
planning permission be granted for the proposed development requiring these site 
investigation works prior to commencement of development.

Conservation and Design: There are no designated heritage assets within the vicinity of this 
site, although the ice house within the grounds of the former hall can be considered an 
undesignated heritage asset.  Along with the proposed new-build dwelling, the application 
proposes the restoration of the historic ice house and pond.  I welcome these proposals if 
the existing features are restored in a sensitive manner which retains their heritage value 
and significance.

Environmental Health (Contamination): Raise no objection and request a condition is 
imposed requiring a site Investigation and assessment to be submitted. 

Forestry Commission: Comment if the application is approved they may be able to give 
further support in developing appropriate conditions in relation to woodland management.

Greater Manchester Archaeological Advisory Service: Recommend a condition is imposed 
which requires the submission of a Written Scheme of Investigation. Comments as follows:

The present application has been submitted with heritage appraisal prepared by the 
Architectural History Practice (AHP). The report succeeds in providing the sort of information 
normally expected of an archaeological desk-based assessment. The report draws together 
a range of historical documentary, cartographic and index information, including the results 
of a search of the Historic Environment Record. The information on known and potential 
archaeological heritage assets is then considered in terms of significance and the likely 



impact of the development upon that significance. GMAAS accepts the report as fulfilling the 
requirements for such and assessment as set-out in NPPF 128. 

It is disappointing to see the lack of reference to below-ground archaeological interest in the 
supporting planning statement. There are potentially significant below-ground remains 
relating to the early hall and associated buildings which will be disturbed by the 
development. These remains, which will require archaeological investigation and recording, 
have the potential to allow us to understand the historic development and character of the 
original hall site, as well as help place surviving historic landscape features in context. As no 
archaeological evaluation trenching has yet been undertaken, the buried archaeological 
resource is currently undefined. This is a risk to the developer as the costs and timescale for 
excavation could be considerable. 

The planning statement references the community benefits of restoring historic landscape 
features. GMAAS wish to point out that the buried archaeology also has the potential for a 
community engagement project which would allow the local community to enjoy and 
understand this historic site. The report identifies a number of potential archaeological 
heritage assets that are/ may be associated with the area of the development. Amongst the 
assets identified are two former buildings, both shown on the 1838 tithe map but which had 
disappeared by the time of the Ordnance Survey mapping of 1851. Bamford Hall is a site 
with long and complex history of development. First mentioned in the thirteenth century in 
the time of Henry III the original hall appears to have been demolished in or around 1841. 
The new hall was built on land nearby, but this was subsequently demolished to make way 
for the present hall. The significance here is that one of the buildings shown on the 1838 
tithe map was marked as being ‘Bamford Hall’ in which case this could well be the site of the 
original hall. The report also considers that the site has some archaeological significance 
relating to the extant pond, evidence of water management and a former ice house. All of 
the evidential archaeological interest is however considered to be of ‘medium significance’, 
although it also considers the site as having ‘medium to high’ significance for the historic 
associations with the ‘regionally significant’ Fenton family (3.5). 

The report indicates (5.3) that the archaeological interest, and particularly that of the earlier 
buildings, may be threatened by the development proposals. Certainly, the plans submitted 
appear to indicate development that coincides with the locations of the former buildings. It 
recognises that a programme of archaeological investigation and recording may be required. 
GMAAS accepts the AHP report as submitted along with its conclusions. There should be a 
condition attached to any consent granted requiring that a programme of archaeological 
work be undertaken. That programme of archaeological work should consist of targeted 
archaeological evaluation to establish the presence and degree of survival of remains. 
Where the remains merit further investigation then there should be a phase of topsoil 
stripping to expose the full extent of the remains and open area excavation to investigate 
and provide a record of the evidence. Once the fieldwork has been completed the fieldwork 
records including any finds and records of features should be analysed and written-up into 
an archival report, with a contingency made available for publishing the results in GMAAS’ 
Greater Manchester’s Past Revealed series.

Greater Manchester Ecology Unit: Raise no objections and have referred to their previous 
comments made on the original application.  These comments are summarised below: - 

 The proposed development site is adjacent to a Grade A Site of Biological 
Importance (Naden Brook SBI). The woodland is recorded in the Ancient Woodland 
Inventory (Natural England).  The woodland supports both wet woodland and upland 
oak wood, both of which are UK Biodiversity Priority Habitat. The SBI should be 
protected from the development by way of temporary fencing.  No building materials 
or surface water run-off should be allowed to enter the SBI, we would therefore 



recommend that a condition to this effect should be placed on any permission, if 
granted.

 Active badger setts have been identified in close proximity to the site.   Badgers and 
their setts are protected under the Badger Protection Act 1992, and therefore it is 
recommended a condition is imposed which requires a badger protection 
management plan to be submitted.  

 The proposed development plans include the loss of several young and semi-mature 
trees, together with vegetation clearance.  The trees and shrubs have the potential to 
support nesting birds. Condition is therefore recommended such that works to trees 
and vegetation clearance should not be undertaken in the main bird breeding season 
(March to July inclusive), unless nesting birds are found to be absent, by a suitably 
qualified person.  

 All trees to be retained on the site should be protected from the development to 
prevent damage to the root system. Therefore it is recommended a condition is 
imposed which requires tree protection scheme to be agreed.  Large amounts of the 
invasive Himalayan Balsam was noted within the woodland to the west of the site, a 
small stand of new shoots were also present in the south-west corner of the site.  A 
small stand of the invasive Japanese knotweed was also noted in the woodland to 
the west of the site.  It is recommended that a condition is imposed which requires a 
methodology for the control of invasive species be submitted to and agreed by the 
council. 

 Artificial lighting can affect the feeding and commuting behaviour of bats.  Bats will 
use the woodland edge and the woodland for commuting and foraging.  We would 
therefore recommend that any lighting (during construction and post development) 
be directed away from the woodland to the west of the site and any of the retained 
trees.  Therefore a condition is recommended which requires the submission of a 
lighting scheme.  

 In line with Section 11 of the NPPF, we would recommend that opportunities for 
biodiversity enhancement be incorporated into the new development.  

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 dwelling. 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

Highways and Engineering – Raise no objection to the proposed parking and access 
arrangements

Tree and Woodland Development Officer: – No objections.  Comment that due to sites 
proximity to the adjacent wood, which is an SBI and designated ancient semi natural 
woodland the landscape proposals should include a detailed planting list, showing all the 



proposed species and varieties to be planted. Certain plant species should not be used in 
the garden as in time they may spread and start to colonise the woods.   Therefore a 
condition is recommended which requires the submission of a detailed landscaping scheme 
for the garden. 

United Utilities – Raise no objections. Advise that 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 and the surface water drainage strategy follows the sustainable principles 
as outlined in the National Planning Practice Guidance.  

REPRESENTATIONS

The adjacent and adjoining properties have been notified, a site notice has been posted and 
the application has been advertised in the local press. 65 letters of objection have been 
received and the grounds of objection are summarised below followed by Officers response:

1. The approach to the proposed dwelling is by a private driveway which leads into a 
blind bend on a single track.  There are concerns here of possible congestion and 
safety issues.

Response.  The Local Highway Authority has raised no objections to the proposal. It 
is considered that the existing private driveway is suitable to provide access to the 
dwelling and the marginal increase in traffic using it would not itself considered to 
cause any over-riding harm to highway safety.

2. There has been very little material change between the previous and current 
proposals,  

Response.  The application is similar to the previous application (15/01001/FUL) with 
the only significance difference being that the north facing gable end of the dwelling 
has been pulled back by some 5.4 metres.  

3. The country may need houses, but not of this kind.

Response. National Planning Policy supports new homes in the countryside in 
special circumstances, one of which includes where the dwelling is of exceptional 
quality or innovative nature in respect of its design. The design approach taken of the 
house reflects the Picturesque/Palladian villa movement where elegant and fine 
houses of substance were set in a naturalistic landscape.  It is considered that 
design of the house would be exceptional and it would enhance the visual qualities 
of this historic parkland setting. 

4. The development if approved would set a precedent for further building on greenbelt 
land.

Response.  Objectors are concerned that granting permission would provide a 
precedent for similar schemes elsewhere, but each situation is unique and must be 
considered on its own merits. Moreover, by definition, any very similar scheme would 
not be sufficiently innovative to surmount the high test in paragraph 55 of the NPPF.

5. Why not leave this beautiful area, green, clean and free of spoil for the animals to 
enjoy, rather than create something that they probably won’t even live in, yet others 
will have to suffer?

Response.  The site is not used for any purpose and the proposed new home 
would secure the restoration of several historic features such as the pond, the 



ice house and the woodland. The positive benefits of the proposal would help 
to enhance and protect this historic landscape.

6. The supporting statement submitted by Chorlton Planning Ltd refers to a number of 
‘very special circumstances’ that they argue would justify inappropriate development 
within the Green Belt. Their summary of very special circumstances states that ‘the 
house will re-establish the picturesque historic gardens within which it is set and draw 
out prominent features including the curved garden wall, the ice house, the pond and 
ancient woodland’. It should be noted however that the historic gardens were within 
the Bamford Hall curtilage and are now in separate ownership, so this project cannot 
re-establish them.

Response. Historically, the site formed part of the wider Bamford Estate and the 
original Bamford Hall was constructed perhaps as early as the 13th century. Joseph 
Fenton, an important figure during the development of Rochdale’s textile industry, 
acquired the Hall in 1816. New Bamford Hall, a stable block and the entrance lodge 
were built by the Fentons in 1841. New Bamford Hall was built in a Classical Revival 
Style and it was surrounded by parkland.   One of the key elements of the proposed 
scheme is that it seeks to restore the sites heritage assets and the resulting 
development would successfully restore this historic country parkland estate.  

7. The contemporary design and use of materials, although clearly inconsistent with the 
immediate area, are not particularly exceptional when compared directly with other 
modern developments throughout the Borough and surrounding region. The proposed 
design may be more suited to an isolated location, free from constraint or relationship 
to neighbouring buildings.

Response. The design approach taken of the house reflects the 
Picturesque/Palladian villa movement where elegant and fine houses of substance 
were set in a naturalistic landscape.  It is considered that design of the house would 
be exceptional and it would enhance the visual qualities of this historic parkland 
setting.

8. The design does not reflect the character of the site, the scale of existing properties 
and the ratio of built development to the parameters of the site. The footprint of the 
proposed dwelling is excessive and is entirely at odds with the size of the site. 
Clearly the proposal in its submitted form constitutes an over-development of the 
site.

Response.  Although the dwelling is large, it would be set within a spacious plot and it 
is largely single storey. It’s curved façade and flat roof helps to reduce its prominence 
within the landscape. It is considered that the dwelling, by reason of its size and scale 
would not be an overly prominent feature within the landscape.

9. At over 1000 sq metres the building would indeed become the prominent feature and 
the immediate open rural setting would be completely disrupted, with the new building 
dominating the site and area. This cannot possibly be construed as significantly 
enhancing the immediate setting.

Response.  As stated above it is considered that the dwelling, by reason of its size 
and scale, would not be an overly prominent feature within the landscape. In addition, 
it is considered that design of the house would be exceptional and it would enhance 
the visual qualities of this historic parkland setting.

10. Imposing such a large contemporary residence into this rural setting is completely 
insensitive to the defining characteristics, replacing open rural with intensive 
residential development. Meadowland would be replaced by landscaped gardens, 



and modern materials would clash with the old stone cottages and stables. We 
therefore fail to understand how such an intrusive contemporary residential 
development can be sensitive to the defining characteristics of the local area.

Response.  As stated above, it considered that design of the house would be 
exceptional and it would enhance the visual qualities of this historic parkland setting.

11. Sustainability and environmental innovation is also a key element of many Paragraph 
55 proposals. Successful proposals often incorporate a diverse range of 
technologies and in some cases meet or exceed the highest standards of 
sustainability. Conversely, according to the Sustainability Statement prepared by 
Element Sustainability in support of the application, the proposed development only 
has the potential to achieve an equivalent of Code Level 4 when assessed against 
the Code for Sustainable Homes criteria. To put this into context, a number of LPAs 
now expect to see proposals for new dwellings to meet these requirements as a 
minimum.

Response.   In this case, the proposed dwelling is considered outstanding due to its 
exceptional design quality, which is reflected through its integration within existing and 
proposed landscapes and sensitive consideration of the restoration of this historic 
landscape.

12. If the pond and ice house are to be considered as important heritage assets, it could 
be argued that the adjacent Bamford Hall Garden Cottage is of equal (if not 
significantly greater) importance. Indeed, as this property is one of only two 
remaining buildings that comprised the original Bamford Hall complex it would 
appear that its importance as a heritage asset has been grossly understated, with 
the significance of potential impacts upon its setting almost entirely overlooked.

Response.  It is considered that the Garden Cottage is a non-designated heritage 
asset. Like the icehouse and pond, its significance is in its fabric and its location as a 
remnant of the former Fenton Estate and its original setting is long lost. Now, the most 
important aspect of its setting is the formal courtyard that sits around it, rather than 
the wider landscape. The new dwelling would be visible from Garden Cottage and 
there would be some limited tandem views of it and the new dwelling, albeit from 
within the site. The proposed landscaping plan demonstrates further landscaping on 
this boundary and it is not considered that there would be a harmful impact on the 
setting of this non-designated heritage asset.

13. Notwithstanding the provisions of Paragraph 90 of the NPPF, the intensification of the 
building, erection of new structures and intensified use of the outlying land would 
fundamentally conflict with the primary aim of the Green Belt, set out in paragraph 79, 
which is to keep land permanently open and would detract from the essential 
characteristics of the Green Belt (i.e. its openness and permanence).

Response. The in principle harm to the Green Belt from development which is 
deemed to be ‘inappropriate’ and the harm to the openness of the Green Belt from 
the proposals are outweighed by the compliance of the scheme with Paragraph 55 of 
the NPPF, which comprise the very special circumstances which are necessarily 
demonstrated in this case for the development to proceed.

14. This building does not enhance the landscape, and will significantly adversely affect 
the character of the landscape.

Response. One of the key elements of the proposed scheme is that it seeks to 
restore the sites heritage assets and the resulting development would successfully 
restore this historic landscape.  



15. Ice houses were in fact small cold stores where ice particularly imported artic ice was 
stored in a cold place ready for use at a later date. Although not regionally rare in its 
type, the ice house has low architectural interest and exists as a landscape feature 
only. I note that the applicant has not provided any schedule of work or proposals for 
refurbishment. I would classify the ice house of having low significance.

Response. The icehouse is likely to be associated with the original Bamford Old Hall 
and it considered to have high historic and evidential vale and its restoration and 
repair would secure its future. These positive enhancements to ice house would be 
brought forward by a suitable planning condition.

16. The heritage report, classifies the pond as of medium significance and “exhibits a high 
historic value and is illustrative of the requirements of a country house”. However, the 
pond is located within open agricultural land and the map regression within the 
heritage report confirms that the pond was never a feature of a man made landscape 
or formal gardens of Bamford Hall. Therefore it is more likely than not, that the pond 
was used as a supply of water to cattle and for crops rather than part of a formal 
landscape. The stone edging could have been provided to ensure the pond doesn’t 
collapse from cattle. The pond is informal with little or no ornamentation that would be 
expected from a formal water body contributing to a formal landscaping park.  The 
pond due to its informal nature is of low significance.

Response. The historic pond would have provided water for farm animals grazing in 
the fields, and also for horses from the adjacent stables.  It may also have provided a 
source of piped water for Bamford Hall.  The pond retains stone edgings with large 
copings.  The pond is illustrative of the requirements of country houses to be largely 
self-sufficient in terms of resources for supporting the household and illustrates an 
historic approach to managing water. The pond is considered to have medium historic 
value and it will be a key feature of the landscape setting of the new house, with 
repairs to the stone edging, the inlet and outflow.

17. I would suggest the significance of the pleasure grounds are low on the basis of the 
woodland being natural woodland and no evidence provided to justify its actual 
historic design or appearance.

Response. The site and its surroundings are considered to be of significance 
historical, evidential, aesthetic and communal value as it is a good example of small 
country parkland estate developed in the 19th century by the Fenton family.  

18. The impact of the proposal, its architectural appearance and siting, and the harm on 
the openness upon the greenbelt, cannot be demonstrated and is also contrary to 
paras 128 and 129 of the NPPF.

Response. The in principle harm to the Green Belt from development which is 
deemed to be ‘inappropriate’ and the harm to the openness of the Green Belt from 
the proposals are outweighed by the compliance of the scheme with Paragraph 55 of 
the NPPF, which comprise the very special circumstances which are necessarily 
demonstrated in this case for the development to proceed.

19. Even if the proposals were capable of passing paragraph 55 test; this would not 
automatically mean that they would be appropriate in the Green Belt.  
Response.  See the response above.  

 One letter of support has been received and it is summarised below:

 Due to its location I see no reason why it should not be accepted as it would appear 
that no one is to be interrupted or effected in any way and if anything what is being 



proposed will enhance the area due to its contribution towards conserving the natural 
wildlife and its habitat and its historical features which are to be restored.

 Much thought has gone into the concept and design of the new dwelling and many 
more landscapes are destroyed by buildings that do not consider the environment 
and its surroundings yet seem to win approval to build.

ANALYSIS

Material Change in Circumstances

Since the refusal of the previous application, the Council has adopted its Core Strategy, 
which partially replaces the Rochdale Unitary Development Plan (UDP). The UDP Proposals 
Map remains saved until such time it is replaced by the future Site Allocations DPD.

The adoption of the Core Strategy represents a material change in the policy context. Whilst 
UDP policy G/D/2 remains a saved policy until such time that the Site Allocations DPD 
replaces the UDP Proposals Map, the text of the saved UDP policy itself carries less weight 
as elements of the policy are not in conformity with the NPPF. 

In addition to the above, Core Strategy policy SD1 echoes the principles of the golden 
thread of sustainable development in the NPPF. However, it is noted that the Green Belt is 
one of the identified circumstances in which policies in the NPPF may indicate development 
should be restricted. 

Core Strategy policy G/4 (Protecting Green Belt Land) states that development will be 
restricted to those limited types of development which are deemed not to be inappropriate 
by national planning policies unless very special circumstances can be demonstrated. The 
NPPF is therefore a primary consideration in respect of this application.

Principle of Development

The application proposes the erection of a dwelling in the Green Belt. In respect of the 
principle of the development, section 9 of the NPPF and paragraph 55 are directly relevant,

Paragraph 55 of the NPPF provides the planning guidance in relation to the development of 
new ‘isolated dwellings’ in the countryside. It states: ‘To promote sustainable development in 
rural areas, housing should be located where it will enhance or maintain the vitality of rural 
communities. For example, where there are groups of smaller settlements, development in 
one village may support services in a village nearby. Local planning authorities should avoid 
new isolated homes in the countryside unless there are special circumstances, and the 
fourth bullet of which is relevant to this case and states:
 the exceptional quality or innovative nature of the design of the dwelling. Such a 

design should:
- be truly outstanding or innovative, helping to raise standards of design more 

generally in rural areas;
- reflect the highest standards in architecture;
- significantly enhance its immediate setting; and,
- be sensitive to the defining characteristics of the local area.’, 

In respect of the Green Belt, The NPPF states that the fundamental aim of Green Belt policy 
is to prevent urban sprawl by keeping land permanently open. The purposes of Green Belt 
are:

 to check unrestricted sprawl; 
 prevent neighbouring towns merging; 
 assist in safeguarding the countryside from encroachment; 
 preserve the setting and special character of historic towns; 



 assist in urban regeneration

Paragraph 89 of the NPPF states that a local planning authority should regard the 
construction of new buildings as inappropriate in Green Belt. Exceptions to this are: 

 buildings for agriculture and forestry; 
 provision of appropriate facilities for outdoor sport, outdoor recreation and for 

cemeteries, as long as it preserves the openness of the Green Belt and does not 
conflict with the purposes of including land within it; 

 the extension or alteration of a building provided that it does not result in 
disproportionate additions over and above the size of the original building; 

 the replacement of a building, provided the new building is in the same use and not 
materially larger than the one it replaces;

 limited infilling in villages, and limited affordable housing for local community needs 
under policies set out in the Local Plan; or 

 limited infilling or the partial or complete redevelopment of previously developed 
sites (brownfield land), whether redundant or in continuing use (excluding temporary 
buildings), which would not have a greater impact on the openness of the Green 
Belt and the purpose of including land within it than the existing development

The erection of a dwelling does not fall within any of the above categories of. Accordingly, 
the proposed dwelling comprises inappropriate development in the Green Belt. 

Paragraph 87 of the NPPF is clear that, inappropriate development is, by definition, harmful 
to the Green Belt and should not be approved except in very special circumstances.

Paragraph 88 of the NPPF specifically directs that, when considering any planning 
application, local planning authorities should ensure that substantial weight is given to any 
harm to the Green Belt. ‘Very special circumstances’ will not exist unless the potential harm 
to the Green Belt by reason of inappropriateness, and any other harm, is clearly outweighed 
by other considerations.

A Court of Appeal judgement in Redhill Aerodrome Ltd v Secretary of State for Communities 
and Local Government establishes that ‘any other harm’ in paragraph 88 of the NPPF (i.e. 
non-Green Belt harm) can be taken into account in the weighing exercise of the planning 
balance as to determining whether or not very special circumstances exist which would 
clearly outweigh the harm to the Green Belt by inappropriateness or any other harm. 

This Court of Appeal judgment is an important reminder that under paragraph 88 of the 
NPPF, when considering any planning application concerning proposed development in the 
Green Belt, local planning authorities should continue to ensure that substantial weight is 
given to any harm to the Green Belt. ‘Very special circumstances’ will only be demonstrated 
in circumstances where the potential harm to the Green Belt by reason of inappropriateness, 
and any other harm, is clearly outweighed by other considerations.

The above establishes that the proposed development comprises inappropriate 
development in the Green Belt, which is harmful by definition and should only be approved if 
very special circumstances are demonstrated which would clearly outweigh the harm to the 
Green Belt by inappropriateness or any other harm. The subsequent sections of the report 
will consider 
if very special circumstances have been demonstrated which would clearly outweigh the 
harm to the Green Belt by inappropriateness or any other harm. 



Character and openness

It is clear that the erection of a new dwelling in the Green Belt will inevitably involve an 
impact on the openness of the Green Belt. 

The area is characterised by a rural landscape which is set within a historic parkland setting 
boarded by ancient woodlands which extend along the Naden Brook Valley.  In the 
immediate vicinity of the site lies Bamford Wood to the west while the land to the north is 
open. To the east lies two residential properties which were once stables.  To the south lies 
a private driveway which extends from Bury and Rochdale Old Road.  There are no public 
rights of way within the vicinity of the site.  

It is considered the most sensitive views of the site would be from the open fields to the 
north and from the existing private driveway that extends along the southern boundary.  The 
site is also visible from an adjoining property, which is known as Garden Cottage. From 
many of the near vantage points, the dwelling would be masked to some degree by the 
adjoining and nearby woodlands.  Nevertheless, by reason of its size and scale, the 
proposed dwelling would no doubt be a noticeable feature within this historic parkland 
setting.  

Although the dwelling is large, it would be set within a spacious plot and it is largely single 
storey. Its curved façade and its flat roof helps to reduce its prominence within the 
landscape. It is considered that the dwelling by reason of its size and scale would not be an 
overly prominent feature within the landscape.  From further away, the dwelling, would be 
viewed against the backdrop of the adjoining mature woodland.   

Although the proposed dwelling would not appear as an overly prominent feature within the 
landscape and it would be partially screened by nearby manmade and natural features, it is 
clear that by reason of its position, size and scale it would have an impact on the openness 
of the Green Belt. The fact that the visual impact of the dwelling would be reduced by the 
characteristics the existing landscape does not in itself comprise a very special 
circumstance to justify inappropriate development in the Green Belt. 

Design and Paragraph 55 of the NPPF

As noted above, paragraph 55 lists the special circumstances that constitute an exception to 
the restriction within it on isolated new dwellings in the countryside.  For a dwelling to be 
considered of exceptional quality or innovative nature in respect of its design, it should meet 
four criteria:
 be truly outstanding or innovative, helping to raise standards of design more 

generally in rural areas;
 reflect the highest standards in architecture;
 significantly enhance its immediate setting; and,
 be sensitive to the defining characteristics of the local area.’, 

Section 7 of the NPPF also reinforces the commitment to good design as it is stated that, 

‘The Government attaches great importance to the design of the built environment. 
Good design is seen as a key aspect of sustainable development, it is indivisible 
from good planning, and should contribute positively to making places better for 
people. 
‘In determining applications, great weight should be given to outstanding or 
innovative designs which help raise the standard of design generally in the area.
  

Assessment of the proposal in respect of the above criteria is set out below. 



‘Be truly outstanding or innovative, helping to raise standards of design more 
generally in rural areas’

The practical external elements of the proposal, namely the driveway, are sited to the south 
side of the dwelling while the more natural parts of it such as the gardens, the restored pond 
and the newly create pathway to the restored ice house are located on its north side.

The curved form of the house wraps around the historic pond which is likely to have been 
created to serve the original Bamford Hall.   The restored pond would be the external focal 
point of the development and its setting would be enhanced by gardens which would 
enclose it.  The curved form of the house and the way it wraps around the pond, and relates 
with the landscaped gardens and the woodlands, would allow it to integrate successfully 
with the landscape rather than it being the case that it competes with it or overwhelms it.  
The view of the north facing curved elevation of the dwelling from the gentle slopes of the 
landscape gardens or from the adjoining woodland would be both dramatic and striking. 
It is considered that the restoration of the pond which would be surrounded by landscaped 
gardens, the shape and simple form of the building, the provision of a green roof and the 
use of high quality materials would ensure the development significantly enhances the 
landscape to which it is located.

Proving innovation is difficult as it requires constant raising of the bar. Done once, by 
definition, it cannot be replicated.  In this particular case it is not considered that any single 
part of the scheme can be deemed to be ‘ground breaking’ and therefore it is not truly 
innovative.  However it is considered that the dwelling is outstanding due to its exceptional 
design quality, which is reflected through its integration within the existing and proposed 
landscapes and its sensitive consideration of the need to restore this historic parkland.  

‘Reflect the highest standards in architecture’

The design of the proposed house reflects the Picturesque/Palladian villa movement where 
elegant and fine houses of substance were set within a naturalistic landscape.  The design 
is derived from the contrast between the natural landscapes which surround the site and the 
formal and elegant design of the former Bamford Hall which was demolished in the 1950s.  
The design for the proposed house seeks to re-establish the balance between the house 
and the landscape.  

The largely single storey building is designed in a contemporary style with a flat copper clad 
roof and elevations finished in brick, glazing and copper cladding.  The building has a 
symmetrical composition to make aesthetic reference to the classical hall built by the 
Fentons in the 1840s.  The curved form responds to the east and south boundaries of the 
field with the central axis aligned on the corner.  The central 2 storey range of the house 
would rise above the flanking ranges and the use of a flat roof would mean it would not be 
viewed as an overly prominent feature within the landscape.  

The proposal is considered to be a very high quality scheme, taking into account the context 
and setting of the development, and it would raise standards of design.  The simple 
symmetrical composition of the dwelling, its curved form and the use of high quality 
materials would ensure it has a positive relationship with the landscape and its overall 
design would provide a noteworthy addition to the local landscape.  

‘Significantly enhance its immediate setting’

The historic designed landscape within this area is a good example of a small country estate 
remodelled in the mid-19th century but altered in the 20th century after the Fentons Hall was 
demolished.  The proposed site has an attractive open character with views over grazed 
fields edged by mature woodlands with the stone edged historic pond as a focal point.  
The proposal includes the restoration of the historic pond which would be a key feature of 
the landscape proposals.  The ice house would be restored and the adjoining Bamford 



Wood would be enhanced through the implementation of a Woodland Management Plan.  
The curved and simple form of the house together with the proposals to restore the 
landscape would ensure that the development significantly enhances the visually qualities 
and setting of this historic country parkland estate. 

‘Be sensitive to the defining characteristics of the local area’

As stated elsewhere within this report the defining characteristic of this local area is that it is 
a good example of a small parkland estate and it is considered to have significance 
historical, evidential, aesthetic and communal value. Although it should noted that the 
demolition of the 1840s hall and the fragmentation of the estate has had a negative impact 
on the overall significance of the place.  

The concept of the scheme is relatively simple, in the sense that it proposes to restore the 
site’s historic features which would be complemented by the creation of new landscape 
gardens and the construction of the new Palladian style house.  It is considered when taken 
as a whole the development would be sensitive to and enhance the characteristics of this 
important landscape.

In summary, whilst architectural design is always subjective, this proposal is clearly of very 
high quality and this would be one of a small number of such properties nationwide which 
can be regarded as being exceptional. In this regard, this house would be an exemplar 
project for Bamford and the wider Borough of Rochdale.  It is considered that the proposal 
complies with paragraph 55 of the NPPF and that the identified in-principle harm caused by 
inappropriate development and any harm to the openness of the Green Belt would be 
outweighed by the benefits of the proposal in providing a dwelling of exceptional design 
quality which would significantly enhance and restore this important country parkland estate. 
It therefore falls to be considered whether ‘any other harm’ (i.e. non-Green Belt harm) would 
weigh in the planning balance against the development such that very special 
circumstances could not be demonstrated. Each of these non-Green Belt issues are 
discussed below.

Impact on heritage assets

Rochdale Core Strategy policy P2 (Protecting and enhancing character, landscape and 
heritage) set out the Council’s policy on the protection of heritage assets. 

National policy set out at Paragraph 131 of the National Planning Policy Framework 
states: “in determining planning applications, LPAs should take account of: the 
desirability of sustaining and enhancing the significance of heritage assets… the 
desirability of new development making a positive contribution to local character 
and distinctiveness”. Paragraph 135 states that “The effect of an application on the 
significance of a non-designated heritage asset should be taken into account in determining 
the application. In weighing applications that affect directly or indirectly non designated 
heritage assets, a balanced judgement will be required having regard to the scale of any 
harm or loss and the significance of the heritage asset”.

Paragraph 128 of the NPPF states that, in determining applications, local planning 
authorities should require an applicant to describe the significance of any heritage assets 
affected, including any contribution made by their setting. The level of detail should be 
proportionate to the assets’ importance. It is considered that the level of information 
submitted is sufficient for the submission to comply with Paragraph 128 of the NPPF and 
enables the Local Planning Authority to carry out its own assessment on the impact of the 
proposals on heritage assets.

The site is a good example of a small parkland estate developed in the 19th century by the 
influential Fenton family.  The demolition of the 1840s hall and the fragmentation of the 
estate has had a negative impact on the overall significance of the place, but many historic 



features have been retained.  It is considered that the development would have a positive 
impact on the following non-designated heritage assets:-
 the icehouse;
 the historic pond; 
 the historic planned woodland.

The icehouse is likely to be associated with the original Bamford Old Hall and is a rare 
survivor. The ice house is considered to have high historic and evidential vale and its 
restoration and repair would secure its future. 

The historic pond would have provided water for farm animals grazing in the fields, and also 
for horses from the adjacent stables.  It may also have provided a source of piped water for 
Bamford Hall.  The pond retains stone edgings with large copings.  The pond is illustrative of 
the requirements of country houses to be largely self-sufficient in terms of resources for 
supporting the household and illustrates an historic approach to managing water. The pond 
is considered to have high historic value and it will be a key feature of the landscape setting 
of the new house, with repairs to the stone edging, the inlet and outflow.  

Located adjacent to the site lies Bamford Wood which has high significance as a natural 
woodland in a steep valley setting, with mature deciduous trees, an under storey including 
bluebells and traces of historic woodland walks created in the 19th century.  This wooded 
valley provides an attractive perimeter and the proposal is supported by a Woodland 
Management Plan which covers a 10 year period. The implementation of the Woodland 
Management Plan would improve the visual qualities of this historic landscape and 
maximise opportunities for biodiversity improvements.

These positive enhancements to Bamford Wood, the ice house and the pond would be 
brought forward by suitable planning conditions. There is no doubt that there would be an 
impact on the setting of these non-designated heritage assets through these proposals due 
to the construction of a substantial dwelling in close proximity to them. However, this would 
not be harmful to the significance of the heritage assets and the proposals would lead to 
positive benefits.

The applicant’s Heritage Statement states that the aspect, siting and design of the house 
will avoid an adverse impact on the former stables (now dwellings known as Bamford Hall 
Cottage and Garden Cottage) and their setting, helped by the existing perimeter planting 
which screens the site from the east but  it does suggest that further screening may be 
needed. Nevertheless, like the icehouse and pond, their significance is in their fabric and 
their location as remnants of the former Fenton Estate and their original setting is long lost. 
Now, the most important aspect of their setting is the formal courtyard that they sit around, 
rather than the wider landscape. The new dwelling would be visible from both properties, 
although to a lesser extent from Bamford Hall Cottage, and there would be some limited 
tandem views of the former stables and the new dwelling, albeit from within the site. The 
proposed landscaping plan demonstrates further landscaping on this boundary and it is not 
considered that there would be a harmful impact on the setting of these non-designated 
heritage assets.

There are other features such as Bamford Hall Lodge which form part of the original estate  
which are considered to be non-designated heritage assets. Bamford Hall Lodge is some 
distance from the proposals and screened by the landscape and tree cover. Its fabric and 
setting would be unaffected by the proposals. 

The applicant’s Heritage Statement identifies the potential for some below ground 
archaeology on the site. Greater Manchester Archaeological Advisory Service raised no 
objection to the proposals and recommended a condition requiring a Written Scheme of 
Investigation.



In summary, no harm has been identified to non-designated heritage assets. As such, there 
is no requirement to demonstrate public benefits of the proposals and the positive benefits 
of the scheme are given some weight in favour of the development.

Green Infrastructure

Policy G6 of the Core Strategy states that development proposals should have regard to 
local landscape character and contribute to its conservation or enhancement and ancient 
woodlands should be protected.   The NPPF at paragraph 109 states that the planning 
system should contribute to and enhance the natural and local environment by protecting 
and enhancing valued landscapes. 

The application site is located within a rural location and as mentioned previously, a key 
element of the proposal is that it seeks to restore the planned historic landscape which 
surrounds the proposed house.  The historic pond which lies towards the centre of the site 
would be fully restored and it would be visually enhanced by the creation of a series of 
gardens which fall away from the rear elevation of the dwelling. 

The scheme is supported by a Woodland Management Plan for Bamford Wood which is 
ancient semi natural woodland characterised by deciduous trees with species including 
sycamore, beech, oak, elder and holly.  Bamford Wood is protected by a Tree Preservation 
Order (TPO010).   Throughout the woodland rhododendron is present which prohibits 
natural regeneration and makes access to parts of the woodland impossible.  The historic 
paths running through the woodland have also become overgrown.

The woodland management plan covers a 10 year period and its key objectives are 
summarised below: - 
 Maximising the biodiversity of the site.
 Ensuring that species present on the site are protected and connectivity is 

maximised. 
 To maintain and enhance the visual amenity of the woodland as a feature within the 

local landscape. 
 To provide a habitat of naturally regenerating native/naturalised trees, shrubs and 

ground flora. 
 To remove invasive species. The removal of the invasive species would allow the 

original paths to be regenerated without the need for resurfacing. 

The proposed development plans include the loss of several young and semi-mature trees, 
together with necessary vegetation clearance. The majority of the trees to be removed are a 
mixed group which lie close to the eastern boundary. A sycamore tree is proposed to be 
felled and it is protected (TPO010). The submitted arboricultural report confirms this tree is 
in a morbid state and there is evidence of branch failure.   Considering the poor condition of 
this tree its removal is justified.   

Although the loss of trees from the site is regrettable, this would be mitigated by the 
enhancements to Bamford Wood which are outlined within the submitted woodland 
management plan.  A condition is recommended which requires the implementation of the 
woodland management plan. 

In summary, it is considered that the creation of the landscaped gardens together with the 
management of the adjacent Bamford Wood would improve the visual qualities of this 
planned historic landscape and maximise opportunities for biodiversity improvements.  The 
proposal is therefore in accordance with policy G6 as well as the advice contained in the 
NPPF.



Ecological Implications

Policy G7 of the Core Strategy states that opportunities for enhancing biodiversity and 
geodiversity, creating new sites and features of interest and improving opportunities for 
public enjoyment will be supported.  

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. 

The development lies adjacent to a Site of Biological Importance (Naden Brook SBI) and the 
woodland surrounding Naden Brook is recorded in the Ancient Woodland Inventory (Natural 
England).  In order to ensure the woodland and Naden Brook is protected from the 
development temporary fencing would be erected.   

The submitted Ecological Appraisal identified that an active badger sett is located within the 
woodland to the west of the site.   The Greater Manchester Local Record Centre database 
identifies a record of a badger sett to the east of the site.  Badgers and their setts are 
protected under the Badger Protection Act 1992, and following consultation advice from the 
Greater Manchester Ecology Unit (GMEU) a condition is recommended which requires a 
badger protection management plan to be submitted prior to any development commencing.  

The majority of the  trees on the site have the potential to support nesting birds and 
therefore a condition is recommended which requires that no works to trees and vegetation 
clearance should not be undertaken in the main bird breeding season (March to July 
inclusive), unless nesting birds are found to be absent, by a suitably qualified person.  In 
addition a condition is recommended that requires all trees to be retained on the site be 
protected from the development to prevent damage to the root system.     

Large amounts of the invasive Himalayan Balsam is located was noted within Bamford 
Wood and a small stand of new shoots were also present in the south-west corner of the 
site.  A small stand of the invasive Japanese knotweed is also located within Bamford 
Wood.  It is recommended that a condition is imposed which requires a methodology for the 
control of invasive species be submitted to and agreed by the council. 

In summary, it is accepted that the proposed development would not harm ecological 
interests.   The Greater Manchester Ecological Unit have not raised an objection to the 
proposal and the development offers the opportunity for the enhancement of biodiversity 
within the site and beyond from the introduction of the woodland management plan.  
Satisfactory precautionary measures can be put in place to ensure that the development 
would not adversely affect the nature conservation value of the site or 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.



Accessibility

The proposed access into the site would be via the private driveway which extends 
from Bury and Rochdale Old Road.  The private driveway currently serves 4 
dwellings. The proposed dwelling would be served by a large driveway which 
extends across the front elevation of the house and access to it would be from the 
existing opening which lies in the south west corner of the site. Egress would be 
taken from a new opening which would lie in the south east facing corner of the site.  
An access ramp would be formed within the driveway which would provide access 
to the basement garage.  

The Local Highway Authority (LHA) have raised no objections to the proposal and it is 
considered that the existing private driveway is suitable to provide access to the dwelling 
and the marginal increase in traffic using it would not itself considered to cause any over-
riding harm to highway safety. In addition, the LHA have commented that the access to the 
site is suitable for emergency vehicles.  Notwithstanding this, it is acknowledged that the site 
lies in an isolated rural location and therefore there are some adverse effects in terms of 
accessibility, but these are minor given that the access to the proposed dwelling already 
serves several dwellings and there is justification in the identified exception laid out in 
paragraph 55.

The proposed development is therefore in accordance with the requirements of Core 
Strategy Policy T2 and the NPPF.

Privacy and amenity 

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

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

The only dwelling which would overlook the site is Garden Cottage which lies to the east.  
Garden Cottage is a converted stable and its facing side elevation contains several window 
openings.  The previous refused scheme was a slightly larger house and its north facing end 
elevation would have lied some 20.5m from Garden Cottage.  The proposed house is 
smaller than the refused one and as a result its north facing end elevation has been pulled 
back from the facing side elevation of garden Cottage.  

The environment in which the occupiers of Garden Cottage 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 has to be considered whether there would significant and ongoing detriment to 
residential amenity from the proposals. It is considered that the relationship between the 
proposed house and Garden Cottage is acceptable and there would be no adverse impact 
on residential amenity.  

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



In summary the design and the position of the proposed dwelling would ensure that the 
development maintains satisfactorily levels of privacy and amenity between the proposed 
dwelling and the uses which adjoin the site.  Therefore the development is in accordance 
with the requirements of Core Strategy policy P3 the objectives of the SPD “Guidelines and 
Standards for Residential Development” and the NPPF.

Procedural matters

Given that the proposed development represents 'inappropriate development' it is necessary 
to consider whether it needs to be referred to the Secretary of State for a final decision. The 
Town and Country Planning (Consultation) (England) Direction 2009 requires inappropriate 
development on land allocated as Green Belt in the Development Plan Document which 
comprises either:

1. the provision of over 1000m² of floorspace or development; or
2. any other development, which by reason of its scale or nature or location, would have a 
significant impact on the openness of the Green Belt.

The development comprises inappropriate development in the Green Belt and includes the 
provision of buildings where the floor space to be created by the development is 1000sqm or 
more. Under the Town and Country Planning (Consultation) (England) Direction 2009, 
where the Local Planning Authority does not propose to refuse an application for planning 
permission for this type of development, the Secretary of State must be consulted.

Balancing and overall conclusions

In the context of the above assessment, a series of very special circumstances exist which 
outweigh the harm to the Green Belt by reason of inappropriateness and any other harm.

 These very special circumstances include:

i. The Design Quality of the House

The combination of the detailed architectural response to the surroundings, the quality of the 
materials and is response to the landscape would ensure it would significantly enhances its 
setting.   The proposed house is of an exceptional design quality and it accords with criteria 
set out in paragraph 55 of the NPPF.

i. The restoration and enhancement of this historic landscape. 

The site is considered to be of significant heritage value, particularly for its historic 
association with the Fenton family, the evidential value of the archaeology, the 
retained historic features and the aesthetic value of the designed landscape and 
woodland setting. The development would secure the restoration of several heritage 
assets and the overall impact of the development would significantly improve this 
historical parkland estate. The positive benefits of the proposal in restoring and 
enhancing this historic parkland estate should be given substantial weight in the 
determination of the application. 

The merits of the proposal set against the requirements of the NPPF and the adopted 
policies of the Core Strategy and the saved UDP policies make this particular case an 
exceptional development that warrants support. The in principle harm to the Green Belt from 
development which is deemed to be ‘inappropriate’ and the harm to the openness of the 
Green Belt from the proposals are outweighed by the compliance of the scheme with 
Paragraph 55 of the NPPF, and the benefits to non-designated heritage assets which 
comprise the very special circumstances which are required to be demonstrated for the 
development to proceed. No other harm has been identified to landscape, ecology, 
residential amenity, transportation or any other material planning matter which could not be 



mitigated through the use of suitable planning conditions and would weigh against the 
development. 

In addition, objectors are concerned that granting permission would provide a precedent for 
similar schemes elsewhere, but each situation is unique and must be considered on its own 
merits. Moreover, by definition, any very similar scheme would not be sufficiently innovative 
to surmount the high test in paragraph 55 of the NPPF. 

The application is therefore recommended for approval. 

RECOMMENDATION

(i) That the Committee resolves that it would be minded to GRANT planning permission 
for the development and that the application be deferred and delegated to the Head 
of Planning for referral to the Secretary of State for Communities and Local 
Government for consideration as to whether the application should be called in for 
determination under the Town and Country Planning (Consultation) (England) 
Direction 2009; and 

(ii) That the referral to the Secretary of State informs of the resolution of the Local 
Planning Authority to grant planning permission subject to the following conditions 
[substantially in this form]:-

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

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

2. The permission relates to the following plans:-

Drawing No. 01 - Location Plan
Drawing No. 03A - Site Plan as Proposed Scheme SK02
Drawing No. 05A - Plans as Proposed SK02
Drawing No. 06A - Elevations as Proposed Sk02
Drawing No. 07A - Elevations as Proposed SK02
Drawing No. 10A - Roof Plan
Drawing No. 14 – Site Plan as Proposed
Drawing No. SR694.1C - Landscape Proposals

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 adopted Rochdale 
Core Strategy, the saved 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 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 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 policies P2 and P3 and the National Planning Policy 
Framework.

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 dwelling hereby approved is 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 policies P2 and P3 and the National Planning Policy 
Framework.

5. 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 rainwater goods including method of support, design and surface finish has been 
submitted to and approved in writing by the Local Planning Authority. Development 
shall be carried out in accordance with the approved scheme and 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 policies P2 and P3 and the National Planning Policy 
Framework.

6. Notwithstanding the details shown on the approved plans and the requirements of
condition 2 of this permission, no above ground works shall take place until details of 
the siting, height, design, materials and finish of the boundary treatments has been 
submitted to and approved in writing by the Local Planning Authority. The duly 
approved boundary treatments shall be constructed in full accordance with the 
approved details before the dwelling is first occupied, and shall be retained as such 
thereafter.

Reason: In order to ensure boundary treatments are sympathetic to the character of 
the site and its surroundings in the interests of visual amenity, in accordance with 
Core Strategy policies P2 and P3 and the National Planning Policy Framework.

7. No development shall take place until details of finished floor levels and external 
ground levels relative to off site datum has 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.

Reason: In order to ensure a satisfactory relationship between the new dwelling and 
between the development and surrounding buildings in the interests of residential 
and visual amenity in accordance with Core Strategy policies P2 and P3 and the 
National Planning Policy Framework.

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

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 
specification for the design and construction of the driveway, including provision for 
the drainage of surface water from it, has been submitted to and approved in writing 
by the Local Planning Authority. The driveway shall be constructed in accordance 



with the approved details before the dwelling is first occupied, and retained thereafter 
for the parking of vehicles.

Reason: In the interest of visual amenities and to ensure the suitable disposal of 
surface water in accordance with Core Strategy policies P2, P3 and G8, the saved 
Rochdale Unitary Development Plan policy EM/8 and the National Planning Policy 
Framework. 

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

Reason: The Local Planning Authority considers it expedient, having regard to the 
nature of the development proposed in the Green Belt, to regulate any future 
alterations/extensions, in accordance with Core Strategy policies G4, P2 and P3 and 
the National Planning Policy Framework.

10. No above ground works shall take place until full details of the solar panels to be
installed, including method of support, design and projection have been submitted to 
and approved in writing by the Local Planning Authority. The approved solar panels 
shall be installed in accordance with the approved scheme, prior to the first 
occupation of the dwelling hereby approved, and retained thereafter.

Reason: In the interest of visual amenities and to ensure that the development is 
sustainable and makes efficient use of energy in accordance with in accordance with 
Core Strategy policies G2, P2 and P3 and the National Planning Policy Framework.

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

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

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

12. No above ground works shall take place until a timetable for the implementation of 
the Woodland Management Plan for Bamford Wood as prepared by Urban Green 
(dated June 2015) has been submitted to and approved in writing by the Local 
Planning Authority.  The Woodland Management Plan shall be implemented and 
managed in accordance with the approved timetable.          

Reason: In order to preserve, restore and maintain Bamford Wood and to achieve



appropriate landscape and biodiversity enhancements as part of the development in 
accordance with the requirements of Core Strategy Policies G6 and G7 the National 
Planning Policy Framework.

13.  No development shall take place until a scheme to provide temporary protective
fencing or other means of enclosure around the boundary of the site with Bamford 
Wood has been submitted to and approved by the Local Planning Authority. The 
fence or other means of enclosure shall be constructed in accordance with the 
approved details before any development takes place and it shall be retained 
throughout the construction period until the development has been completed.

Reason: In order to protect Bamford Wood from damage and pollution during 
construction, in accordance with the requirements of Core Strategy Policies G6 and 
G7 and the National Planning Policy Framework.

Reason for pre-commencement condition: It is necessary to protect Bamford Wood 
before the development commences.

14. No above ground works shall take place until a landscaping scheme based on the 
drawing SR694.1C (draft landscape proposals) has been has been submitted to and 
approved in writing by the Local Planning Authority.  Such a scheme shall include 
details of the type, species, siting, planting distances and the programme of planting 
of trees and shrubs.  The scheme of planting, as approved, shall be carried out in 
before the dwelling hereby approved Any trees or shrubs removed, dying, being 
severely damaged or becoming seriously diseased within three years of planting 
shall be replaced by trees or shrubs of similar size and species to those originally 
requires to be planted.

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

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

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

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

16. No development shall take place until a scheme of works, which shall include a
detailed method statement, for the control and disposal of invasive plant species has 
been submitted to and approved in writing by the Local Planning Authority. The 
agreed scheme of works and method statement shall be implemented in full 
throughout the course of the development.

Reason: To secure the satisfactory disposal of invasive species of plant, which under 
the terms of the Wildlife & Countryside Act 1981, as amended, it is an offence to be 
caused to spread in the wild, in accordance with Core Strategy Policies G6 and G7 
and the National Planning Policy Framework.



Reason for pre-commencement condition: To ensure an appropriate scheme to 
control the spread is implemented on commencement and throughout the 
construction process.

17. No above ground works shall take place until a method statement and schedule of 
works specification for the works to the exterior and interior of the ice house has 
been submitted to and approved in writing by the Local Planning Authority. The 
works shall be carried out in accordance with the duly approved details before the 
dwelling hereby approved is first occupied.

Reason: In order to ensure that the repair works are sympathetic to the character of 
the building and in the interests of visual amenity and to preserve and enhance this 
non designated heritage asset in accordance with Core Strategy Policy P2 and the 
National Planning Policy Framework.

18. No above ground works shall take place until a method statement and specification 
for the repair works to the historic pond has been submitted to and approved in 
writing by the Local Planning Authority. The works shall be carried out in accordance 
with the duly approved details before the dwelling hereby approved is first occupied.

Reason: In order to ensure that the repair works are sympathetic to the character 
and appearance of the pond and to preserve and enhance this non designated 
heritage asset in accordance with Core Strategy Policy P2 and the National Planning 
Policy Framework.

19 No external lighting shall be installed on the house or elsewhere on the site unless a 
scheme for such lighting has been submitted to and approved in writing by the Local 
Planning Authority. The approved scheme shall be implemented in accordance with 
the approved details and retained as such thereafter unless otherwise agreed in 
writing by the Local Planning Authority.

Reason. To prevent nuisance arising and in order to prevent habitat disturbance in 
accordance with Core Strategy Policies P3 and G7 and the National Planning Policy 
Framework.

20 No development shall first take place until a badger protection management plan has 
been submitted to and approved in writing by the Local Planning Authority. The 
badger protection management plan shall be adhered to throughout the entirety of 
the construction works and it shall confirm: -

 No use of very heavy machinery (general tracked vehicles) within 30 metres of 
any entrance to an active sett;

 No use of lighter machinery (generally wheeled vehicles), particularly for any 
digging operation, within 20 metres;

 Construction activity should be limited to hand digging or scrub clearance within 
10 metres;

 The use of noisy plant and machinery in the vicinity of the protection zone should 
be minimised 2 hours before sunset;

 Security lighting should be directed away from setts;
 Chemicals should be stored as far away from the setts and badger paths as 

possible;
 Where possible, deep trenches must be covered at the end of the working day, 

or include a means of escape;
 Any pipe system which is left open for a significant period of time should be

capped in such a way as to prevent badgers gaining access.
 Trees should be felled away from setts and must not block badger paths.



Reason: In the interest of species protection, in accordance with the requirements of 
Core Strategy Policies G6 and G7 and the National Planning Policy Framework.

Reason for pre-commencement condition: As the proposals require ground works  
and engineering works it is necessary to ensure the protection of the adjacent 
badger sett.

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

Reason: In order to protect the existing trees, in accordance with the requirements of 
Core Strategy Policies G6 and G7 and the National Planning Policy Framework.

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works it is necessary to ensure the protection of the adjacent trees.  

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

1. A phased programme and methodology of site investigation and recording to 
include: 
- targeted archaeological evaluation 
- (depending upon the results of the evaluation) soil-strip, area excavation and 
recording 
2. A programme for post investigation assessment to include: 
- analysis of the site investigation records and finds 
- production of a final report on the significance of the archaeological, architectural 
and historical interest represented. 
3. Provision for publication and dissemination of the analysis and report on the site 
investigation in Greater Manchester’s Past Revealed series. 
4. Provision for archive deposition of the report, finds and records of the site 
investigation. 
5. Nomination of a competent person or persons/ organisation to undertake the 
works set out within the approved WSI.

Reason: To record and advance understanding of the significance of any buried 
archaeological remains, and to make this evidence (and any archive generated) 
publicly accessible, in accordance with the requirements of Core Strategy Policy P2 
and the National Planning Policy Framework.

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works it is necessary to record and understand the significance of 
any buried archaeological remains before the development commences.

23. 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:

                o  human health,

                o property (existing or proposed) including buildings, crops, livestock, pets, 
woodland, and service lines and pipes,

                o adjoining land,

                o groundwaters and surface waters, including controlled waters,

                o ecological systems,

                o 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.   

24 No development shall take place until a Construction Method Statement (CMS) has 
been submitted to and approved in writing by the Local Planning Authority. The CMS 
shall include details of the following: - (i) hours for site preparation, 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 
hoardings/fencing; (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 and to protect 
the adjacent woodland during the construction of the development in accordance 
with the requirements of Core Strategy Policy G9, and the National Planning Policy 
Framework.

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

Report Author Paul Ambrose


