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Officer Report

	Case Reference:
	PL/2026/0059

	Location:
	CASTLE BUNGALOW, SWAINDROD LANE, LITTLEBOROUGH, OL15 0LE

	Proposal:
	Section 73 application to vary condition 2 (Plans) of planning permission D55193 (Erection Of Replacement Bungalow) for alterations to design of the approved dwelling

	Recommendation:
	Grant Subject to Conditions

	Officer: 
	Anna Hayes





SITE

The application relates to a plot of land on Swainrod Lane off Hallifax Road in Littleborough, Rochdale, formerly occupied by a single storey building known as Castle Bungalow. The site is within a rural and isolated location in the Chelburn/ Blackstone Edge Moors in an area of Green Belt as identified on the Unitary Development Plan Proposals Map. The site is accessed via narrow un-adopted Bridleway (Swainrod Lane) which forks off Halifax Road to the south (over a distance of some 0.5 miles). The closest buildings (Greenhalgh Farm and Barrat Farm) are located some 243 metres to the west and 325 metres to the north of the site respectively. The site is set against the backdrop of an undulating landscape within the grounds of Castle Farm, which is located approximately 180m to the east of the site.

The site was formerly occupied by Castle Bungalow. On the 30th October 2011, Castle Bungalow was destroyed in a fire as reported in the Rochdale Observer on the 2nd November. Only the foundations, a section of the north-facing gable, some internal brick partitions and gated entrance remained in situ at the time. The Officer also noted various remnants of its occupation (such as W.C, wash basin, books/documents, and crockery etc) in the charred remains of the dwellings.

The early 20th century cottage was modest in size and simple in design and was of the wooden timber chalet type with a dual pitched roof covered in corrugated metal cladding. The dwelling occupied a central position in a plot of some 0.07 Ha with minimal formal landscaping and an outer permitter demarcated by low, permeable boundary treatments (such as timber posts and wires and picket fences). Vehicular access is taken from the south-east corner of the site and a Public Right of Way (ref LitBp326a) runs parallel to the eastern boundary 	of the site.

Following the approval of planning permission 12/D55193 (Erection of replacement bungalow) on 29 March 2012, and the subsequent discharge of relevant planning conditions (14/00051/DOC), a material start had been carried out on site and the foundations dug out. This lawful commencement of development has been established through the approval of a Lawful Development Certificate under section 191 of the Town and Country Planning Act 1990 (as amended) (24/01259/CPE). 

PROPOSAL

Planning permission was granted in 2012 (12/D55193) for the erection of a replacement bungalow and the permission is extant.

This application seeks to make a minor material amendment to planning permission 12/D55193 to vary condition 2 (approved plans) to alter the external appearance and internal configuration of the approved dwelling to accommodate four bedrooms. The siting and footprint of the proposed dwelling would be retained as previously approved. 

During the course of the application, design revisions were carried including the removal of 4no dormer roof extensions. Revised plans were submitted in March 2026. Accordingly, the proposed external works include the following:

· Raising of the eaves by around 1.26m. 
· Raising the roof ridge by around 1.6m, creating a total height of around 5.57m above ground level. 
· Introduction of new glazing to each gable end of the side walls.
· Introduction of new roof lights to the front and rear roof planes.  
· Alteration to the window openings to the front and rear elevations. 
· New standing seam dark grey zinc roof. 

Internally, the ground floor layout is to be retained as per planning permission 12/D55193, except for the inclusion of a new staircase to access the proposed additional 2no. bedrooms in the loft space. 

The approved drawings (12/D55193) are as follows:

· Drawing titled: Proposed reconstruction of bungalow destroyed by fire (Proposed Elevations, Floor Plans and Site Plan)
· Existing Site Plan
· 1:1250 Site Location Plan

The proposed amendments are shown on the following plans, to replace those above:

· Drawing PL02 rev E – Proposed Plans 
· Drawing PL03 rev E – Proposed Elevations
· Drawing PL05 rev B – Proposed Site Plan
· Drawing PL06 rev B – Site Location Plan
· Drawing PL07 – Proposed Section

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF) 

National Planning Practice Guidance (NPPG)

Development Plan 

Planning decisions should be made in accordance with the development plan unless material considerations indicate otherwise and the NPPF does not change the statutory status of the development plan as the starting point for decision making. 

The development plan for the proposal consists of the Places for Everyone (PfE) Joint Development Plan, Rochdale Core Strategy (CS), adopted 2016, saved Unitary Development Plan (UDP) policies, and the Greater Manchester Joint Minerals Plan April 2013. The Council also has an adopted series of Supplementary Planning Documents and Supplementary Guidance Notes, which are other material considerations.

Places for Everyone Joint Development Plan (PfE) (2024)

The Places for Everyone Joint Development Plan was adopted and became part of the statutory development plan for each of the 9 authorities covered by the plan on 21st March 2024. The following policies are relevant:

Sustainable and Resilient Places
JP-S1 Sustainable Development

Places for Homes
JP-H1	Scale, Distribution and Phasing of New Housing Development
JP-H2	Affordability of New Housing
JP-H3	Type, Size and Design and New Housing
JP-H4 	Density of New Housing

Greener Places
JP-G1 	Landscape Character
JP-G8 	A Net Enhancement of Biodiversity and Geodiversity

Places for People
JP-P1	Sustainable Places

Connected Places
JP-C1 	An Integrated Network
JP-C6 	Walking and Cycling
JP-C8 	Transport Requirements of New Development

Rochdale Core Strategy (CS)

SO2 Creating successful and healthy communities 
C1	Delivering the right amount of housing in the right places
C6 	Health and well-being 
C8 	Improving community, sport, leisure and community facilities

Improving design, image and quality of place 
P1	Improving image 
P2 	Protecting and enhancing character, landscape and heritage 
P3	Improving design of new development 

SO4 Promoting a Greener Environment
G6 	Enhancing Green Infrastructure
G7 	Increasing the value of biodiversity and geodiversity 
G8 	Managing water resources and flood risk
G9 	Reducing the impact of pollution, contamination and land instability 
G10 	Managing mineral resources

SO5 Improving accessibility and delivering sustainable transport 
T2 	Improving accessibility 

Managing delivery and monitoring progress
DM1 	General Development requirements 
SD1 	Delivering sustainable development

Rochdale Unitary Development Plan (UDP) 

G/D/2	Green Belt

RELEVANT SITE HISTORY

12/D55193 - ERECTION OF REPLACEMENT BUNGALOW – Granted subject to conditions 29 March 2012

14/00051/DOC - Submission of details to comply with conditions 3, 5, 6, 7 and 8 on planning permission 12/D55193 – Request completed 24 March 2014

CONSULTATION

This application has been submitted under Section 73 of the Town and Country Planning Act 1990 to vary conditions attached to an existing planning permission. National planning guidance confirms that statutory consultation and publicity requirements do not apply to Section 73 applications, and it is at the Local Planning Authority’s discretion to determine whether consultation is necessary. In this case, the proposed variation is limited in scope and does not give rise to any new or materially different impacts beyond those previously assessed. As such, it is considered that consultation with statutory consultees or third parties would not provide any additional or necessary information to inform the determination of the application, and consultation has therefore not been undertaken.

REPRESENTATIONS

None. 

ANALYSIS

Principle

The principle of constructing a dwelling at this location has already been established and accepted by the extant permission (12/D55193), and this aspect is not being reconsidered as part of the current application. 

However, as the site lies within the Green Belt, where further specific restrictions apply to development, it is important to assess whether the proposed changes (most notably the increase in volume) remain appropriate according to Green Belt policy. 

The approved dwelling is taken as the ‘original’ building, as per the definition set out in the NPPF. 

The current proposal seeks to increase the roof and eaves height of the original building, thus increasing its volume by approximately 43%. The NPPF at paragraph 154 states that development in the Green Belt is inappropriate subject to a number of exceptions, including 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 (paragraph 154.c).

The Council’s adopted Guidelines & Standards for Residential Development SPD (June 2016) sets out at paragraph 5.20, that: 

‘Normally, in principle, extensions that result in up to a 35% increase in floorspace or volume over and above the original dwelling would be considered appropriate and not disproportionate (this calculation would include previous extensions to the original dwelling, which is defined as the dwelling as it was first built or as it stood on 1 July 1948). However, the characteristics of properties and proposals will vary significantly and there may be instances when a 35% increase would be considered disproportionate and other occasions when a greater than 35% increase may be considered proportionate.’

The footprint of the proposed dwelling will remain unchanged, ensuring that there is no additional impact on the Green Belt in spatial terms. From a visual perspective, the proposed dwelling will be taller than the previously approved scheme. This increase is attributed to a rise of 1.25 metres in the eaves height and a 1.6 metre increase in the ridge height. Despite these changes, the maximum height of the building above ground level will be around 5.6 metres. Consequently, the dwelling will continue to be perceived as a single storey building.

Furthermore, design amendments have been made during the course of the application. The roof dormers have been omitted from the proposal, thereby eliminating unnecessary bulk from the roof structure and have been replaced by rooflights (to sit flush with the roof plane). This results in a much simpler and more appropriate roof form, which is considered suitable within the context of the Green Belt, and would still have the visual appearance of a bungalow property.
 
Overall, it is found that the proposed dwelling would still maintain a simple profile and compact form and would not result in further encroachment of the countryside beyond the established residential footprint. In accordance with paragraph 5.20 of the SPD, it is considered that the proposal remains proportionate despite exceeding the 35% guideline in numerical terms. 

A full assessment of the relevant considerations including the design of the development and impact on amenity as a result of these proposed changes, and any other material planning considerations, are assessed in more detail below.

Design

One of the core planning principles of the NPPF is to always seek to secure high quality design. Section 12 of the NPPF places particular emphasis on achieving high quality design and section 16 places value on conserving and enhancing the historic environment. Paragraphs 131 and 135 of the NPPF state that good design is a key aspect of sustainable development and that planning policies and decisions should ensure that developments function well and add to the overall quality of the area and are visually attractive as a result of good architecture, layout and appropriate and effective landscaping. 

The original permission comprised a bungalow property of rectangular form with a natural blue slate pitched roof and natural stone to the external elevations. Window openings were limited to three square windows to the front with stone cills, and four patio doors to the rear elevation. The previously approved scheme was found to be acceptable within the Green Belt, being of simple form and proportions, mirroring the former Castle Bungalow property which burnt down, and sufficiently sensitive to, and compatible with, the rural character of the surrounding area and agricultural buildings. 

The increased scale to the roof form is found to be acceptable, as considered within the principle section of this report, and would still be of an appropriate scale and form to its rural setting. 

The dormer extensions have been removed from the proposal and have been replaced with rooflights and glazed windows to the gable of the side walls, preventing excessive bulk to the roof form.

The increase in both the roof and eaves height has resulted in a noticeably larger space between the upper edge of the window frames and the eaves line, compared with the original. In order to address the potential visual effect of an expanse of blank wall, the window proportions on the front elevation have been elongated vertically and positioned in a symmetrical arrangement to enhance the façade and mitigate the sense of emptiness. Although it has not been feasible to achieve vertical alignment between certain rooflights and the corresponding windows beneath, due to the internal room layout, this minor deviation is considered acceptable on balance.

Turning to materials, the proposal still intends to construct the external elevations faced with natural stone with windows maintaining the stone surrounds, compatible with its rural setting. However, the roof material is proposed to be constructed using standing seam zinc in colour dark grey, rather than natural blue slate as previously approved. 

Whilst the proposal materials are acceptable in principle, it is deemed necessary and reasonable to replace the original materials condition (condition 3), to ensure appropriate control of external finishes under the section 73 permission.

Overall, the proposals are found to be acceptable in relation to visual amenity and compliant with P1, P2, P3 of the Rochdale Core Strategy as well as design policies contained within the NPPF and PfE.

Residential Amenity

Existing occupiers 
Noting the isolated position of the dwelling, the proposed amendments would have no detrimental impact on the amenity of any neighbouring residents. 

Future occupiers

The proposed amendments will not significantly affect the living conditions of future occupiers except for slightly larger windows at the ground floor. Two new bedrooms will be added upstairs, resulting in a four-bedroom dwelling. Both new bedrooms meet the required minimum standards (over 7.5m² and 2.25m wide) with access to natural light and ventilation, and the total internal area of 97m² complies with the Nationally Described Space Standards for a two-storey, four-bedroom property.

Overall, the proposal is considered to be in accordance with Core Strategy policy DM1 and paragraph 135 of the NPPF in regard to amenity.

Access and Highway Safety 

The proposed amendments have no impact on parking and highway safety. The proposals do not affect existing parking arrangements and the access point to the site is to be retained as existing. 

Ecology and Biodiversity

[bookmark: _Hlk216786711]Paragraph 187 of the NPPF states that the planning policies and decisions should contribute to and enhance the natural and local environment. 

In England, biodiversity net gain is required under a statutory framework introduced by Schedule 7A of the Town and Country Planning Act 1990. Under the statutory framework for biodiversity net gain, subject to some exceptions including 'developments below the threshold’, every grant of planning permission is deemed to have been granted subject to the condition that the biodiversity gain objective is met. This objective is for development to deliver at least a 10% increase in biodiversity value relative to the pre-development biodiversity value of the onsite habitat. This increase can be achieved through onsite biodiversity gains, registered offsite biodiversity gains or statutory biodiversity credits. 

PfE Policy JP-G8 also states that through local planning and associated activities a net enhancement of biodiversity resources will be sought where relevant. Development will be expected to achieve a measurable net gain in biodiversity of no less than 10%.

This application is made under section 73 of the Town and Country Planning Act 1990 to vary conditions attached to a planning permission originally granted in 2012. Mandatory biodiversity net gain applies only to planning applications made on or after 12 February 2024. Currently, section 73 applications linked to earlier permissions are exempt from the statutory biodiversity net gain requirement. As the original permission predates the introduction of mandatory BNG, the development is not subject to the biodiversity gain condition, and no Biodiversity Gain Plan is required.

RECOMMENDATION

GRANT subject to the following conditions:

Condition 1 – Deleted:
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.

Condition 2 – Original:
This permission relates to the following plans:-

• Drawing Titled: Proposed Reconstruction of bungalow destroyed by fire (Proposed Elevations, Floor Plans and Site Plan)
• Existing Site Plan
• 1:1250 Scale Location Plan

The development shall not be carried out other than in complete accordance with these drawings hereby approved.

Reason: For the avoidance of any doubt and to ensure a satisfactory standard of development in accordance with policies of the Rochdale Unitary Development Plan as listed below in this decision notice. 

Condition 2 – Proposed:
The development hereby approved shall be carried out in accordance with the following drawings and documents hereby approved unless otherwise required by the conditions below: 

· Drawing PL02 rev E – Proposed Plans 
· Drawing PL03 rev E – Proposed Elevations
· Drawing PL05 rev B – Proposed Site Plan
· Drawing PL06 rev B – Site Location Plan
· Drawing PL07 – Proposed Section

Reason: For the avoidance of doubt and to ensure a satisfactory development in accordance with the policies within the adopted Rochdale Core Strategy, the saved Rochdale Unitary Development Plan, the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework. 

Condition 3 – Original:
Notwithstanding the details shown on the approved plans or the requirements of Condition 2, no development shall take place until samples of 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 a satisfactory appearance in the interests of visual amenity in accordance with Policies BE/2 and D/8 of the Rochdale Unitary Development Plan.

	Condition 3 – Proposed:
Notwithstanding the details shown on the approved plans or the requirements of condition 2, No above ground works shall take place until such time as a detailed specification and/or samples of materials to be used externally in the construction of the development have first been submitted to and approved in writing by the Local Planning Authority. Such details shall include the type, colour and texture of the materials. The development shall be carried out in accordance with the duly approved details thereafter.   

Reason: In the interests of ensuring a satisfactory visual appearance to the development and in accordance with Policies P3 and DM1 of the adopted Rochdale Core Strategy, Policy JP-P1 of the adopted Places for Everyone Joint Development Plan, and the National Planning Policy Framework. 

Condition 4 – Original:
Notwithstanding the provisions of Schedule 2, Part 1, Classes A - H of the Town and Country Planning (General Permitted Development) Order 1995 as amended by the Town and Country Planning (General Permitted Development) (Amendment) (No. 2) (England) Order 2008, no development under Schedule 2, Part 1, Classes A, B, C and E of that order shall be carried out unless a further planning permission in respect thereof has been granted on application to the Local Planning Authority.

Reason: To enable the Council to exercise proper control over any future development on the site and to protect the openness of the Green Belt and D/8 of the Rochdale Unitary Development Plan.

Condition 4 – Proposed:
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), or any equivalent Order following the revocation and re-enactment thereof, the dwelling hereby approved shall not be altered or extended, and no buildings or structure shall be erected within their curtilage under Schedule 2, Part 1, Classes A, B, C and E of the above Order. 

Reason: To enable the Council to exercise proper control over any future development on the site and to protect the openness of the Green Belt in accordance with Policy JP-G9 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.

Condition 5 – Original:
No development shall take place until details of the means of foul water disposal have been submitted to and approved in writing by the Local Planning Authority. The details, as approved, shall be implemented in full before any part of the development hereby permitted is first brought into use or the dwelling is first occupied.

Reason: To secure a satisfactory system of drainage and to prevent pollution of the water environment in accordance with Policies EM/7 and EM/8 of the Rochdale Unitary Development Plan.

Condition 5 – Proposed:
The development hereby approved shall be carried out in accordance with the foul drainage arrangements shown on the plan entitled Foul Drainage Plan received 20 March 2014, including the installation of a septic tank as the means of foul water disposal, as detailed in the supporting document “Kingspan Klargester, Pollution Control Experts” and the planning statement entitled “Application for the discharge of conditions relating to planning approval no. 12/D55193 – Erection of Replacement Bungalow, Castle Bungalow, Swaindrod Lane, Littleborough, OL15 0LE”, as approved under application reference 14/00051/DOC.

Reason: To secure proper drainage and to manage the risk of flooding and pollution. To prevent an increased risk of flooding as a result of the development and to ensure satisfactory disposal of surface water from the site in accordance with Policy G8 of the adopted Rochdale Core Strategy, Policy JP-S4 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.

	Condition 6 – Original:
Notwithstanding the details shown on the approved plans or the requirements of Condition 2, no development shall take place until a detailed scheme for the design, construction, materials and drainage of the area of hardstanding within the curtilage of the site as shown on the Drawing titled: “Proposed reconstruction of bungalow” has been submitted to and approved in writing by the Local Planning Authority. The duly approved scheme shall be implemented in full before the dwelling is first occupied and shall be retained thereafter unless otherwise agreed in writing by the Local Planning Authority.

Reason: To secure a satisfactory system of drainage, to prevent pollution of the water environment and in the interests of visual amenity in accordance with policies EM/7, EM/8 and BE/2 of the Rochdale Unitary Development Plan.

Condition 6 – Proposed:
No above ground works shall take place until such time as details of hardstanding have been submitted to and approved in writing by the Local Planning Authority. Any submission shall include details of surfacing materials and construction details including a cross section showing the sub-base makeup. 

The hardstanding shall be installed prior to the first use or occupation of the approved development thereafter. 

Reason: In the interest of ensuring a satisfactory visual appearance and in the interest of ensuring the satisfactory drainage of surface water in accordance with Policies P3, G8 and DM1 of the adopted Rochdale Core Strategy, Policies JP-S4 and JP-P1 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework. 

Condition 7 – Original:
Notwithstanding any details submitted with the application, no development shall take place until further details of finished floor levels and proposed site levels in relation to an off-site datum have been submitted to, and approved in writing by the Local Planning Authority. The development shall be constructed in accordance with the approved details.

Reason: In the interests of clarity and to ensure the proposed dwelling has no greater impact than the former dwelling on the openness of the Green Belt in accordance with the objectives of policies BE/2 and D/8 of the Rochdale Unitary Development Plan.

Condition 7 – Proposed:
The development hereby approved shall be carried out in accordance with the finished floor levels and site levels shown on the elevation drawing entitled “Finished Floor Levels at Castle Farm Bungalow” (Drawing No. 200314) received 20 March 2014, as approved under application reference 14/00051/DOC.

Reason: to ensure the proposed dwelling has no greater impact than the former dwelling on the openness of the Green Belt in accordance with the objectives of policies P3 of the Rochdale Unitary Development Plan, Policy JP-G9 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.

Condition 8 – Original:
No development shall take place until details of the proposed materials and external finishes to be used in the doors and windows of the building hereby permitted have been submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be completed in accordance with the approved details and retained as such thereafter.

Reason: In order to protect the rural character of the surrounding area and the visual amenity of the Green Belt in accordance of the requirements of Policies BE/2 and BE/8 of the Rochdale Unitary Development Plan.

Condition 8 – Proposed:
No above ground works shall take place until full product specifications for the windows, external doors, roof lights, and detailed designs of the window and door reveals, at a scale of not less than 1:50, to be used on the development hereby approved, have been submitted to and approved in writing by the Local Planning Authority. The windows and doors shall be installed in accordance with the approved details thereafter.  

Reason: In the interests of ensuring a satisfactory visual appearance to the development and in accordance with Policies P3 and DM1 of the adopted Rochdale Core Strategy, Policy JP-P1 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework. 

Condition 9 – Original:
The curtilage to serve the dwelling hereby approved shall not extend beyond the black dashed line on the approved plan titled ‘Proposed reconstruction of bungalow’ (reference D55193).

Reason: To enable the Council to exercise proper control over any future development on the site in accordance with Policy D/8 and G/BE/9 of the Rochdale Unitary Development Plan.

Condition 9 – Proposed:
The curtilage to serve the dwelling hereby shall not extend beyond the black perimeter line as shown on the approved site plan reference PL05 rev B.

Reason: To enable the Council to exercise proper control over any future development on the site in accordance with the objectives of policies P3 of the Rochdale Unitary Development Plan, Policy JP-G9 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.


Condition 10 – Retained as per Original:
The Public Right of Way which runs along the eastern boundary of the site shall be kept clear of obstruction at all times.

Reason: In order to ensure that the Public Right of Way is available for use by members of the public in accordance with Policy RE/6 of the Rochdale Unitary Development Plan.


Condition 11 – Original:
Notwithstanding the provisions of Schedule 2, Part 2, Class A of the Town and Country Planning (General Permitted Development) Order 1995 (as amended), no development under Schedule 2, Part 2, Class A shall be carried out unless a further planning permission in respect thereof has been granted on application to the Local Planning Authority.

Reason: To enable the Council to exercise proper control over any future development on the site and to protect the openness of the Green Belt in accordance with Policies BE/2 and D/8 of the Rochdale Unitary Development Plan.

Condition 11 – Proposed: 
Notwithstanding the provisions of Schedule 2, Part 2, Class A of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), or any equivalent Order following the revocation and re-enactment thereof, no development under Schedule 2, Part 2, Class A shall be carried out unless a further planning permission in respect thereof has been granted on application to the Local Planning Authority. 

Reason: To enable the Council to exercise proper control over any future development on the site and to protect the openness of the Green Belt in accordance with Policy JP-G9 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.
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