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APPLICATION NUMBER:  23/00181/FUL 
 
 

DELEGATED DECISION CHECKLIST AND REPORT 
 

 
APPLICATION NO. CASE OFFICER DATE 

23/00181/FUL Rosalind Gralton 21 June 2023 
 
Address:  Rough Lee Farm  Norden Rochdale OL12 7TY  
 
Proposal:  Change of use of land from Agricultural to Equestrian, for a recreational 
riding arena together with alterations to land levels and erection of 1m high perimeter 
fencing 
 

 

 

 

 

 
 

 
 
CHECKED AND SIGNED OFF BY: LA  DATE: 30.06.23 
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 Weekly list expired?  Y Site notice expired?  Y 

Neighbour letters expired? Y Press Notice expired? Y 
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Significant departure from 
local plan?  

N Contrary to national policy? N 

Applicant a Council 
Member or officer? 

N Contrary to previous decision? N 

Major with 10 or more 
objections and 
recommending approval? 

N Called in or Planning Panel 
objection? 

N 
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 Planning Panel comments received?  

N 

Neighbour comments received? N 
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 Screening opinion completed and saved to Onbase? N/A 

 

C
O

N
D

IT
IO

N
S

 Pre-commencement conditions proposed? N/A 
 

Pre-commencement conditions agreed (or notification period 
expired)? 

N/A 

RECOMMENDATION APPROVE SUBJECT TO CONDITIONS 
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SITE 
 
The site relates to a parcel of land within Rough Lee Farm, a farm located on the 
southern side of A680 Edenfield Road in Norden. The area is rural and the site is 
adjacent to a two storey farmhouse. The land is relatively flat, and is accessed from 
a single track lane to the north. A public right of way and cycle route runs east-west 
just north of the site. 
 
The site is located within the green belt. It is not adjacent to a listed building, nor 
adjacent to any identified heritage assets. 
 
PROPOSAL 
 
The application seeks permission for the change of use of land from Agricultural to 
Equestrian, for a recreational riding arena together with alterations to land levels and 
erection of 1m high perimeter fencing. 
  
RELEVANT PLANNING POLICY 
 
National Guidance 
 
National Planning Policy Framework (NPPF)  
 
National Planning Practice Guidance (NPPG) 
 
Adopted Rochdale Core Strategy (CS): 
 
SO1 – To deliver a more prosperous economy 
 
E6 – Supporting and diversifying the rural economy 
 
SO2 – Creating successful and healthy communities 
 
C8 – Improving community, sport, leisure and cultural facilities 
 
SO3 - Improving design, image and quality of place 
 
P3 – Improving design of new development  
 
SO4 – Promoting a greener environment 
 
G4 – Protecting Green belt 
 
SO5 – Improving accessibility and delivering sustainable transport 
 
T2 – Improving accessibility 
 
DM1 – General development requirements 
 
Unitary Development Plan (UDP):  
G/D/2 – Green Belt 
 
Supplementary Planning Documents (SPD): 
Supplementary Planning Guidance note ‘Guidelines and Standards for Residential 
Development’ (June 2016). 
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RELEVANT SITE HISTORY 
 
01/D39500 – Change of use from barn to dwelling - Withdrawn 
 
CONSULTATION RESPONSES 
 
Highways And Engineering   
The Council’s Highway Engineers were consulted and their response was as follows: 
 
‘The application does not appear to have any impact on the adopted highway 
network and the vehicle movements associated with the proposed use would be 
similar to the existing adjoining farm use. 
 
In terms of traffic generation we would not expect that the proposed use would 
generate excessive vehicle movements as long as it remains ancillary to the existing 
farm and not used as a commercial business. 
 
We would not expect that the proposed development would have any impact on road 
safety. 
 
There would appear to be no issues arising from the servicing of the development. 
 
Highways raise no objection to this application and request no specific planning 
conditions.’ 
 
Lead Local Flood Authority/Drainage   
The Council’s drainage officer was consulted on the application and response is 
copied below: 
 
‘The application explains that they will provide a stone sub-base for the field and use 
‘fibre-sand’ for the horses to exercise. This will have no impact on natural rainwater 
soakaway as the surface will remain permeable. As such I have no objection to the 
planning application and no need for a Drainage Condition.’ 
 

United Utilities   
United Utilities were consulted on the application and note their assets cross the 
proposed red line boundary. 
 
An informative has been attached to the decision notice with their full consultation. 
Attention is drawn to the wording which states the applicant contacting United 
Utilities directly. 
 
REPRESENTATIONS 
The application was advertised by way of site notice and neighbour notification. No 
responses were received. 
 
ANALYSIS 
 
The application site is located within the Green Belt as allocated under the Rochdale 
Unitary Development Plan Proposals Map. The National Planning Policy Framework, 
states that ‘The fundamental aim of Green Belt policy is to prevent urban sprawl by 
keeping land permanently open; the essential characteristics of Green Belts are their 
openness and permanence’. 
 
The NPPF lists the five purposes of the Green Belt: 

- To check the unrestricted sprawl of large built-up areas; 
- To prevent neighbouring towns merging into one another; 
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- To assist in safeguarding the countryside from encroachment; 
- To preserve the setting and special character of historic towns; and 
- To assist in urban regeneration, by encouraging the recycling of derelict and 

other urban land.  
 
Paragraph 149 states that Local Planning Authorities should regard ‘the construction 
of new buildings as inappropriate in the Green Belt unless it meets one of the listed 
exceptions: 

a) buildings for agriculture and forestry; 
b) the provision of appropriate facilities (in connection with the existing use of 

land or a change of use) for outdoor sport, outdoor recreation, cemeteries and burial 
grounds and allotments; as long as the facilities preserve the openness of the Green 
Belt and do not conflict with the purposes of including land within it; 

c) 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; 

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

e) limited infilling in villages; 
f) limited affordable housing for local community needs under policies set out 

in the development plan (including policies for rural exception sites); and 
g) limited infilling or the partial or complete redevelopment of previously 

developed land, whether redundant or in continuing use (excluding temporary 
buildings), which would: 

‒ not have a greater impact on the openness of the Green Belt than the 
existing development; or 

‒ not cause substantial harm to the openness of the Green Belt, where the 
development would re-use previously developed land and contribute to meeting an 
identified affordable housing need within the area of the local planning authority.’ 
 
Additionally, paragraph 150 states ‘Certain other forms of development are also not 
inappropriate in the Green Belt provided they preserve its openness and do not 
conflict with the purposes of including land within it. These are 
 

a) mineral extraction;  
b) engineering operations;  
c) local transport infrastructure which can demonstrate a requirement for a 

Green Belt location;  
d) the re-use of buildings provided that the buildings are of permanent and 

substantial construction;  
e) material changes in the use of land (such as changes of use for outdoor 

sport or recreation, or for cemeteries and burial grounds);  
and f) development, including buildings, brought forward under a Community 

Right to Build Order or Neighbourhood Development Order.’ 
 
The Rochdale CS, where it relates to the north of the borough, supports the view of 
inappropriate development within the NPPF, and states it’s primary role is to ‘prevent 
encroachment into the countryside.’ There are no policies protecting against the loss 
of agricultural land, and therefore the principle in change of use to equestrian in this 
instance, is accepted.  
 
It is considered the proposed riding arena would not result in the encroachment of 
the countryside, and as a result would meet the listed exemption b) and e) of 
paragraph 149, and also forms a material change of use of land, as well as 
engineering operations. The proposal would not result in significant engineering 
operations, given the land is only seeking a change in level of approximately 600mm. 
The proposed riding arena materials and fencing, would be appropriate to the 
context of the green belt. The surrounding land is remarkably open in it’s nature and 
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the proposed riding arena would respond well within it’s context. The proposals are 
therefore considered to preserve the openness of the site and not conflict with the 
purposes of the land within it.  
 
Design and visual amenity 
 
In relation to design of any proposal, the creation of high quality, beautiful and 
sustainable buildings and places is fundamental to what the planning and 
development process should achieve. Good design is a key aspect of sustainable 
development, creates better places in which to live and work and helps make 
development acceptable to communities. 
 
The proposal would relate to works including the levelling of the ground, laying of 
fibre sand, laying of timber sleepers to protrude 150mm above ground surface level, 
and erection of a 1m high timber fence around the perimeter of the arena. 
 
The levelling of the ground would seek to reduce the height of the land by 600mm. 
Given the higher level of land to the north of the site, the proposal would not be 
visible from views east and west on Edenfield Road, and the levelling, and proposed 
works, would not seek to detract from the materials and appearance of the 
neighbouring buildings. 
 
The proposal is considered to be acceptable, and in accordance with policies DM1 
and P3 of the Rochdale Core Strategy. 
 
Drainage 
The Council’s drainage officer was consulted on the application and raised no 
objections to the use of fibre-sand due to its permeability. As such, it is considered to 
be acceptable and in accordance with the requirement of policy G8 of the Core 
Strategy. 
 
Highways 
Policy T2 of the Core Strategy requires that development comply with the Council’s 
car parking standards and policy DM1 requires that development provides 
satisfactory vehicular access with adequate parking, manoeuvring and serving 
arrangements, taking into account the proposed use and location.  Paragraph 111 of 
the NPPF states that development should only be prevented or refused on highways 
grounds if there  
would be an unacceptable impact on highway safety, or the residual cumulative 
impacts on the road network would be severe. 
 
Highways officers raise no objection subject to the domestic use of the riding arena. 
As such it is necessary to condition that it shall not be used for commercial purposes.   
 
RECOMMENDATION: Approve subject to conditions 
 

1. The development must be begun not later than three years beginning with the 
date of this permission. 
 
Reason: Required to be imposed by Section 91 of the Town and Country 
Planning Act 1990 (as amended).  

 
2. This permission relates to the following plans:-  

 
Site location Plan – Dwg No TS432-2 received by the Council 21/03/2023 
Site Plan – Dwg No TS432-1 received by the Council 20/02/2023 
Cross Section Plan – Dwg No TS432-3 – received by the Council 09/03/2023 
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Elevations Plan – Dwg No TS432-4 – received by the Council 09/03/2023 
 
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. Materials as application shown 

 
3. The materials used in the construction of the development hereby permitted 

shall match those described within the application form and as shown on the 
approved plans. 
 
Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity in accordance with policies P3 and DM1 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework. 

 
4. The development hereby approved shall at no time operate as a commercial 

riding arena.   
 

Reason:  In the interests of highway safety. 
 
Procedure Note: 
 
The proposal complies with the development plan and would improve the economic, 
social and environmental conditions of the area. It therefore comprises sustainable 
development and the Local Planning Authority worked proactively to issue the 
decision without delay. 
 
Informatives: 
 

1. United Utilities: 

 
Dear Planning Team  

 

Location : Rough Lee Farm Norden Rochdale OL12 7TY.  

Proposal : Change of use of land from Agricultural to Equestrian, for a recreational 

riding arena together with alterations to land levels and erection of 1m high 

perimeter fencing.  
 

United Utilities wish to make the following comments regarding the proposal detailed 

above.  

 

UNITED UTILITIES PROPERTY, ASSETS AND INFRASTRUCTURE  
Where United Utilities’ assets cross the proposed red line boundary, developers must 

contact our Developer Services team prior to commencing any works on site, including 

trial holes, groundworks or demolition. Please see ‘Contacts’ section below.  

 

Water pipelines  
United Utilities will not allow building over or in close proximity to a water main.  

A water main is located in the vicinity of the site. It must not be built over, or our access 

to the pipeline compromised in any way. We require an access strip as detailed in our 

‘Standard Conditions for Works Adjacent to Pipelines’, which can be found on our 

website: https://www.unitedutilities.com/builders-developers/your-

development/planning/building-over-or-working-near-our-assets/working-near-our-pipes/  
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The applicant must comply with this document to ensure pipelines are adequately 

protected both during and after the construction period.  

 

Wastewater pipelines  
United Utilities will not allow a new building to be erected over or in close proximity to a 

public sewer or any other wastewater pipeline. This will only be reviewed in exceptional 

circumstances.  

 

Nb. Proposals to extend domestic properties either above, or in close proximity to a 

public sewer will be reviewed on a case by case basis by either by a building control 

professional or following a direct application to United Utilities (see our website for 

further details).  

 

Important information regarding water and wastewater pipelines and apparatus  
It is the applicant's responsibility to investigate and demonstrate the exact relationship 

between United Utilities' assets and the proposed development.  

A number of providers offer a paid for mapping service, including United Utilities (see 

‘Contacts’ section below). The position of the underground apparatus shown on water 

and wastewater asset maps is approximate only and is given in accordance with the best 

information currently available. Therefore, we strongly recommend the applicant, or any 

future developer, does not rely solely on the asset maps to inform decisions relating to the 

detail of their site and instead investigates the precise location of any underground 

pipelines and apparatus. Where additional information is requested to enable an 

assessment of the proximity of proposed development features to United Utilities assets, 

the proven location of pipelines should be confirmed by site survey; an extract of asset 

maps will not suffice. The applicant should seek advice from our Developer Services 

team on this matter. See ‘Contacts’ Section below. United Utilities Water will not accept 

liability for any loss or damage caused by the actual position of our assets and 

infrastructure being different from those shown on asset maps.  

 

Developer’s should investigate the existence and the precise location of water and 

wastewater pipelines as soon as possible as this could significantly impact the preferred 

site layout and/or diversion of the asset(s) may be required. Unless there is specific 

provision within the title of the property or an associated easement, any necessary 

disconnection or diversion of assets to accommodate development, will be at the 

applicant/developer's expense. In some circumstances, usually related to the size and 

nature of the assets impacted by proposals, developers may discover the cost of diversion 

is prohibitive in the context of their development scheme.  

 

Any agreement to divert our underground assets will be subject to a diversion application, 

made directly to United Utilities. This is a separate matter to the determination of a 

planning application. We will not guarantee, or infer acceptance of, a proposed diversion 

through the planning process (where diversion is indicated on submitted plans). In the 

event that an application to divert or abandon underground assets is submitted to United 

Utilities and subsequently rejected (either before or after the determination of a planning 

application), applicants should be aware that they may need to amend their proposed 

layout to accommodate United Utilities’ assets.  

 
Where United Utilities’ assets exist, the level of cover to United Utilities pipelines and 
apparatus must not be compromised either during or after construction and there 
should be no additional load bearing capacity on pipelines without prior agreement 
from United Utilities. This would include sustainable drainage features, earth movement 
and the transport and position of construction equipment and vehicles. 
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Any construction activities in the vicinity of United Utilities’ assets, including any assets 

or infrastructure that may be located outside the applicant’s red line boundary, must 

comply with national building and construction standards and where applicable, our 

‘Standard Conditions for Works Adjacent to Pipelines’, a copy of which is available on 

our website. The applicant, and/or any subsequent developer should note that our 

‘Standard Conditions’ guidance applies to any design and construction activities in close 

proximity to water pipelines and apparatus that are no longer in service, as well as 

pipelines and apparatus that are currently operational.  

 

It is the applicant’s responsibility to ensure that United Utilities’ required access is 

provided within any proposed layout and that our infrastructure is appropriately 

protected. The developer would be liable for the cost of any damage to United Utilities’ 

assets resulting from their activity.  

 

DRAINAGE  

Our records show that there are no known public sewers in the vicinity of the proposed 

development.  
 

National Planning Policy Framework (NPPF) and the National Planning Practice 

Guidance (NPPG) advise that surface water from new developments should be 

investigated and delivered in the following order of priority:  

 

1. into the ground (infiltration);  

2. to a surface water body;  

3. to a surface water sewer, highway drain, or another drainage system;  

4. to a combined sewer.  

 

The applicant should consider their drainage plans in accordance with the drainage 

hierarchy outlined above.  

 

Please note, United Utilities is not responsible for advising on rates of discharge to the 

local watercourse system. This is a matter for discussion with the Lead Local Flood 

Authority and / or the Environment Agency (if the watercourse is classified as main 

river).  

In the event that the applicant, or any subsequent developer, approaches United Utilities 

regarding a connection for surface water to the public sewer, it is likely that we will 

request evidence that the drainage hierarchy has been fully investigated and why more 

sustainable options are not achievable. This will be managed through either our ‘S106 

Sewer Connections’ or ‘S104 Adoptions’ processes.  

 

If the applicant intends to offer wastewater assets forward for adoption by United 

Utilities, their proposed detailed design will be subject to a technical appraisal by our 

Developer Services team and must meet the requirements outlined in ‘Sewerage Sector 

Guidance Appendix C – Design and Construction Guidance v2-2’ dated 29 June 2022 or 

any subsequent iteration. This is important as drainage design can be a key determining 

factor of site levels and layout.  

 

The applicant should not presume that the principles outlined within a drainage strategy 

will meet the detailed requirements for a successful adoption application. We strongly 

recommend that no construction commences until the detailed drainage design, has been 

assessed and accepted in writing by United Utilities. Any works carried out prior to the 

technical assessment being approved is done entirely at the developers own risk and 

could be subject to change.  

 



 

Page 9 of 10 
 

WATER AND WASTEWATER SERVICES  
If the applicant intends to receive water and/or wastewater services from United Utilities 

they should visit our website or contact the Developer Services team for advice at the 

earliest opportunity. This includes seeking confirmation of the required metering 

arrangements for the proposed development. See ‘Contacts’ Section below.  

If the proposed development site benefits from existing water and wastewater 

connections, the applicant should not assume that the connection(s) will be suitable for 

the new proposal or that any existing metering arrangements will suffice. In addition, if 

reinforcement of the water network is required to meet potential demand, this could be a 

significant project and the design and construction period should be accounted for.  

In some circumstances we may require a compulsory meter is fitted. For detailed 

guidance on whether the development will require a compulsory meter please visit 

https://www.unitedutilities.com/my-account/your-bill/our-household-charges-20212022/ 

and go to section 7.7 for compulsory metering.  

 

To promote sustainable development United Utilities offers a reduction in infrastructure 

charges for applicant’s delivering water efficient homes and draining surface water 

sustainably (criteria applies). For further information, we strongly recommend the 

applicant visits our website when considering any water or wastewater design 

https://www.unitedutilities.com/builders-developers/your-

development/planning/building-sustainable-homes/  

 

Business customers can find additional information on our sustainable drainage incentive 

scheme at https://www.unitedutilities.com/Business-services/retailers/incentive-schemes/  

To avoid any unnecessary costs and delays being incurred by the applicant or any 

subsequent developer, we strongly recommend the applicant seeks advice regarding 

water and wastewater services, and metering arrangements, at the earliest opportunity. 

Please see ‘Contacts’ Section below.  

 

CONTACTS  

 

Website  
 

For detailed guidance on water and wastewater services, including application forms and 

the opportunity to talk to the Developer Services team using the ‘Live Chat’ function, 

please visit: http://www.unitedutilities.com/builders-developers.aspx  

 

Email  

 

For advice on water and wastewater services or to discuss proposals near to pipelines, 

email the Developer Services team as follows:  

 

Water mains and water supply, including metering - 

DeveloperServicesWater@uuplc.co.uk  

Public sewers and drainage - WastewaterDeveloperServices@uuplc.co.uk  
Telephone - 0345 072 6067  

Property Searches (for asset maps):  

 

A number of providers offer a paid for mapping service including United Utilities. For 

more information, or to purchase a sewer and water plan from United Utilities, please 

visit https://www.unitedutilities.com/property-searches/  

 

Water and sewer records can be viewed for free at our Warrington Head Office by calling 

0370 751 0101. Appointments must be made in advance. Public sewer records can be 

https://www.unitedutilities.com/property-searches/
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viewed at local authority offices. Arrangements should be made directly with the local 

authority.  

 

We request that a copy of this letter is made available to the applicant.  

 

Yours faithfully  

 

The Planning, Landscape and Ecology Team 
 
 
Report Author Rosalind Gralton 
 
 
 

 


