
 

 
 

  
 
 

Customers and Corporate 
Directorate 
DDaavviidd  WWiillccoocckk  

HHeeaadd  ooff  LLeeggaall  aanndd  GGoovveerrnnaannccee  RReeffoorrmm  
Governance  & Committee Services 
Number One Riverside, Smith Street, 
Rochdale, OL16 1XU 
 
Phone: 01706 647474 
Website: www.rochdale.gov.uk 

To:  All Members of the Licensing and 
Regulatory Committee 

Enquiries to: Sian Walter-Browne 
Telephone:  01706924701 
Date: Friday, 16 January 2015 

 
 
Dear Councillor 
 
Licensing and Regulatory Committee 
 
You are requested to attend the meeting of the Licensing and Regulatory 
Committee to be held in Training and Conference Suite, First Floor, Number One 
Riverside, Smith Street, Rochdale, OL16 1XU on Monday, 26 January 2015 
commencing at 6.15 pm. 
 
The agenda and supporting papers are attached. There will be a site visit at 
3.30pm on 26th January. Members should meet on site, at Gilbrook Way, to look 
at the access and will then go to Craiglands, to access the site itself 
 
If you require advice on any agenda item involving a possible Declaration of 
Interest which could affect your right to speak and/or vote, please refer to the 
Code of Conduct or contact the Monitoring Officer or Deputies or staff in the 
Governance and Committee Services Team at least 24 hours in advance of the 
meeting.  
 
Yours faithfully 

 
 

David Wilcock 
Head of Legal and Governance Reform 
 
Licensing and Regulatory Committee Membership 2014/15 
Councillor Shakil Ahmed 
Councillor Andy Bell 
Councillor Surinder Biant 
Councillor Susan Emmott 
Councillor John Hartley 
Councillor Shaun O'Neill 
Councillor Peter Rush 
Councillor Billy Sheerin 
Councillor Ann Stott JP 
Councillor Patricia Sullivan 
Councillor June West 
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Rochdale Borough Council 
 

LICENSING AND REGULATORY COMMITTEE 
 

Monday, 26 January 2015 at 6.15 pm 
 

Training and Conference Suite, First Floor, Number One Riverside, 
Smith Street, Rochdale, OL16 1XU 

 
A G E N D A 

 
Apologies for Absence 

1. Apologies   

2. Declarations of Interest  1 - 3 

 Members must indicate at this stage any items on the agenda in 
which they must declare an interest.  Members must verbally give 
notice of their interest at the meeting and complete the form attached 
with this agenda.   
 
Members are also advised to take advice with regard to any matter 
where there is potential bias or predetermination in any business to 
be considered at the meeting and whether they should take part in 
decision making at the meeting. 
 
Members are reminded that, in accordance with the Localism Act 
2011 and the Council's adopted Code of Conduct, they must declare 
the nature of any discloseable pecuniary interest; personal interest 
and/or prejudicial interest required of them and, in the case of any 
discloseable pecuniary interest or prejudicial interest, withdraw from 
the meeting during consideration of the item, unless permitted 
otherwise within the Code of Conduct. 

 

3. Minutes  4 - 5 

 The minutes of the meeting held on 12th January 2015.  

4. Submitted Planning Applications  6 - 32 
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DECLARATION OF INTERESTS 

IN ACCORDANCE WITH THE CODE OF CONDUCT ADOPTED BY THE COUNCIL ON 25
TH

 JULY 2012, MEMBERS ARE REQUIRED TO DECLARE DISCLOSABLE 

PECUNIARY INTERESTS, PERSONAL INTERESTS AND PREJUDICIAL INTERESTS (LISTED ON THEIR REGISTER OF INTERESTS). 

MEMBERS SHOULD REFER TO THE CODE OF CONDUCT AND/OR THE MONITORING OFFICER AND/OR THEIR DECLARATION FOR FURTHER GUIDANCE 

MEETING AND DATE 

 

……………………………. 

 

Agenda item 

Indicate either 

• Discloseable Pecuniary Interest OR 

• Personal Interest OR 

• Personal and Prejudicial interest 

Nature of Interest 

 

 

  

 

 

  

 

 

  

  

 

 

  

 

 

  

 

 

  

 

 

  

 

 

 

Signed…………………………………………………………………………………………        Please print name………………………………………………………………………………………….. 

IF A MEMBER HAS A DISCLOSEABLE PECUNIARY INTEREST THAT HAS NOT BEEN INCLUDED ON THEIR REGISTER SUBMISSION, THEY ARE REQUIRED BY 

LAW TO UPDATE THEIR REGISTER ENTRY WITHIN 28 DAYS.  FAILURE TO PROVIDE PROPER NOTIFICATION IS A CRIMINAL OFFENCE. 

THIS FORM, INCLUDING ‘NIL’ ENTRIES, MUST BE GIVEN TO THE GOVERNANCE AND COMMITTEE OFFICER NO LATER THAN AT THE END OF THE MEETING 
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Summary of discloseable pecuniary interests, personal interests and prejudicial interests. 
 
Disclosable pecuniary interests 
A ‘disclosable pecuniary interest’ is an interest of yourself, or of your partner if you are aware of your 
partner's interest, within the descriptions set out in the table below.  "Partner" means a spouse or civil 
partner, or a person with whom you are living as husband or wife, or a person with whom you are 
living as if you are civil partners. 
 

Subject Description 

Employment, office, 
trade, profession or 
vocation 

Any employment, office, trade, profession or vocation carried on for profit 
or gain 
 

Sponsorship 
 

Any payment or provision of any other financial benefit (other than from the 
Council) made or provided within the 12 month period prior to notification 
of the interest in respect of any expenses incurred by you in carrying out 
duties as a member, or towards your election expenses.   

Contracts 
 

Any contract made between you or your partner (or a body in which you or 
your partner has a beneficial interest) and the Council -  
(a) under which goods or services are to be provided or works are to be 
executed: and  
(b) which has not been fully discharged. 

Land 
 

Any beneficial interest in land which is within the area of the Rochdale 
Metropolitan Borough Council. 

Licences 
 

Any licence (alone or jointly with others) to occupy land in the area of the 
Borough for a month or longer. 

Corporate Tenancies 
 

Any tenancy where (to your knowledge) -  
(a) the landlord is the Council: and 
(b) the tenant is a body in which you or your partner has a beneficial 
interest. 

Securities Any beneficial interest in securities of a body where - 
(a) that body (to your knowledge) has a place of business or land in the 
area of the Borough; and 
(b) either – 
(i) the total nominal value of the securities exceeds £25,000 or one 
hundredth of the total issued share capital of that body; or 
(ii) if the share capital of that body is of more than one class, the total 
nominal value of the shares of any one class in which you or your partner 
has a beneficial interest exceeds one hundredth of the total issued share 
capital of that class. 

 
Personal Interests 
You have a personal interest in any business of the authority where it relates to or is likely to affect -  
(a) any body of which you are in a position of general control or management and to which you are 

appointed or nominated by your authority; 
(b)  any body - 

(i)  exercising functions of a public nature; 
(ii)  directed to charitable purposes; or 
(iii)  one of whose principal purposes includes the influence of public opinion or policy 

(including any political party or trade union),  
of which you are in a position of general control or management; 
(c) the interests of any person from whom you have received a gift or hospitality with an estimated 

value of at least £25. 
 
Prejudicial Interests 
Where you have a personal interest you also have a prejudicial interest in that business where the 
interest is one which a member of the public with knowledge of the relevant facts would  reasonably 
regard as so significant that it is likely to prejudice your judgement of the public interest and where 
that business - 
(a)  Affects your financial position or the financial position of a person or body described above; or 
 (b)  Relates to the determining of any approval, consent, licence, permission or registration in relation 

to you or any person or body described above. 
 
 
MEMBERS ARE ADVISED TO REFER TO THE FULL DESCRIPTIONS CONTAINED IN THE 
COUNCIL’S CODE OF CONDUCT ADOPTED ON 25

TH
 JULY 2012. 
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LICENSING AND REGULATORY COMMITTEE 
 

MINUTES OF MEETING 
Monday, 12 January 2015 

 
PRESENT:  Councillor Susan Emmott (Chair); Councillors Shakil Ahmed, 
Surinder Biant, Hartley, O'Neill, Sheerin, Sullivan and West 
 
OFFICERS: Rebecca Coley, Daniela Ripa and John Gillighan (Economy and 
Environment), Keith Mackenzie (Finance) Noel Scanlon and Sian Walter-Browne 
(Customers and Corporate)  
 
APOLOGIES FOR ABSENCE: Councillor Bell, Councillor Rush and Councillor Stott 
 
DECLARATIONS OF INTEREST 
There were no declarations of interest. 
 
MINUTES 
The minutes of the meeting of the Committee held on 22nd December were approved. 
 
SETTING OF THE BUSINESS RATES  BASE 2015/16 
The Director of Finance presented a report seeking approval for the setting of the 
business rates baseline for 2015/16 in accordance with the Local Government 
Finance Act 1988 and the Non-Domestic Rating Regulations 2013. The report also 
asked the Committee to approve the precept payment dates for 2015/16. 
  
DECIDED - 1) to approve the draft business rate baseline figure of 
£30.099m for 2015/16 subject to any changes which may result from the issue 
of the Department for Communities & Local Government (DCLG) guidance on 
completion of the 2015/16 business baseline, due in January 2015. 
  
2) To agree that the Director of Finance, in consultation with the Portfolio Holder for 
Finance, is authorised to conclude and agree the final business rate baseline return 
(NNDR1) due on 31st January 2015 should the final information yet to be received 
from DCLG change the baseline figure for 2015/16. 
  
3) To approve the proposed precepts payment schedule detailed in paragraph 3.10, 
subject to consultation with the Greater Manchester (GM) Fire & Rescue Authority. 
 
CALCULATION OF THE COUNCIL TAX BASE FOR 2015/16 
The Director of Finance presented a report seeking approval to the statutory council 
tax base calculation for 2015/16, calculated in accordance with The Local Authorities 
(Calculation of Council Tax Base) (England) Regulations 2012. The report also 
sought approval for the precept payment dates for 2015/16. 
  
DECIDED - 1) For the purposes of Section 33 of the Local Government Finance 
Act 1992 (as amended), the council tax base expressed as “band D equivalent 
 properties”, be approved at 50,744 for 2015/16 (50,497 2014/15). 
  
2) The proposed precepts payment schedule detailed in paragraph 3.16 be 
approved. 
 
ERECTION OF A CLASS A1 FOODSTORE AND A FLEXIBLE-USE RETAIL UNIT 
The Director of Economy and Environment reported on submitted planning 
application 14/01194/FUL, for the erection of a Class A1 foodstore and a 'flexible use' 

Public Document Pack
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retail unit (Classes A1, A2, A3 or A5) together with associated vehicular access, car 
parking, servicing area and hard and soft landscaping on land bounded by Mellor 
Street, the River Roch and the River Spodden, Rochdale. 
  
There were no objectors present and the agent for the applicant addressed the 
Committee. 
  
DECIDED – that (1) the Committee is minded to grant planning permission 
subject to the conditions set out within the submitted report, and the 
amendments / deletions / additions to those conditions set out in the update 
report to Members given verbally at the meeting and subject to the completion 
of a planning obligation under Section 106 of the Town and Country Planning 
Act, that the applicant makes a commuted sum payment to be used to upgrade 
the public realm between the site and Rochdale Town Centre. 
  
(2) the Head of Planning be authorised to issue the decision notice upon 
completion of the planning obligation to secure the above purposes. 
  
 

Page 5



 
 

  
 

Subject:  Submitted Planning Applications Status:  For Publication 

Report to:   Licensing and Regulatory 
Committee 

 
  

Date: 26th January 2015  

Report of: Director of Economy and 
Environment 
 

Author: See individual agenda reports 
 

 
 

 
1. PURPOSE OF REPORT  

 
1.1 To provide recommendations to the Committee on planning applications or 

related consents submitted to the Council and requiring the consideration 
and/or determination of the Committee in accordance with the Council’s 
approved Scheme of Delegation. 

 
1.2 To provide information on any other planning or development related 

matters which may affect the work of the Committee. 
 
2. RECOMMENDATIONS 

 
2.1 Recommendations in respect of individual planning applications are as 

detailed in the following papers. 
 

3. STATUTORY IMPLICATIONS 

 
3.1 The submitted applications on this agenda are to be determined in 

accordance with the provisions of relevant legislation, including the Town 
and Country Planning Act 1990, Planning (Listed Buildings and Conservation 
Areas) Act 1990, Planning and Compensation Act 1991, Planning and 

Compulsory Purchase Act 2004, Planning Act 2008, Localism Act 2012 and 
the Town and Country Planning (Development Management) Procedure 

Order 2010 together with any Circulars and Regulations which support that 
legislation.   

 

3.2 Planning law requires that applications be determined in accordance with 
the development plan unless material considerations indicate otherwise.  

Where relevant, any such material considerations will be referred to in the 
report. 

 

 
 

 

ITEM NO. 
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     The Development Plan 
 

3.3 All planning applications referred to in this report have been assessed 
against the relevant policies and proposals of the development plan for the 

Borough (currently the adopted Rochdale Unitary Development Plan 2006) 
and any Supplementary Planning Documents or Guidance adopted by the 
Council.   

 
 National Planning Policy Framework (NPPF) 

 
3.4 In addition, in assessing the submitted planning applications, there is a 

requirement to have regard to relevant national policies as set out within 

the National Planning Policy Framework (NPPF) the policies of which are a 
material consideration.  Where relevant, the provisions of the NPPF and any 

other relevant national guidance will be referred to in the report. 
 
4. RISK ASSESSMENT IMPLICATIONS  

 
4.1 The Council has adopted a Code of Conduct for Members and Officers 

dealing with Planning Matters.  Members and Officers are required to have 
full regard to the Code in discharging their responsibilities and duties in 
relation to planning matters on behalf of the Council.  The Code seeks to 

ensure that all decision making is governed by an open and transparent 
process and represents a standard against which the conduct of Officers 

and Member sitting on the Committee will be judged.   
 
4.2 A Declaration of Member Interests Register is taken prior to the 

commencement of the Committee meeting.  Advice on whether any 
Member sitting on the Committee ought to declare any interest on any item 

on the submitted agenda should be obtained from the Head of Legal and 
Democratic Services or the Chief Planning Officer.   

 

4.3 The Council’s Standards Committee will monitor the operation of this Code 
of Conduct.    

 
5. EQUALITIES IMPACTS 

 
5.1 The above Acts require Local Planning Authorities to consider planning 

applications on their individual merits having regard to the development 

plan and other material planning considerations. 
 

5.2 The Equality Act 2010 protects people from discrimination on the basis of 
certain characteristics which are known as protected characteristics.  These 
protected characteristics are Age, Disability, Gender Reassignment, 

Marriage or Civil Partnership, Pregnancy and Maternity, Race, Religion or 
Belief, Sex (Gender), Sexual Orientation, socio-economic status and Carer. 

 
5.3 In applying the Equality Act 2010, the Council is required to consider the 

effects of its decisions on different groups protected from discrimination, 

including a duty to make reasonable adjustments.  In taking account of all 
material planning considerations, including Council policy as set out in the 

Unitary Development Plan and the National Planning Policy Framework, the 
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Service Director (Planning and Regulation Services) has concluded all 

opportunities to promote equality through the planning process have been 
taken, or where adjustments cannot be made, these are justified on the 

basis of the planning merits of the development proposal.   
 

5.4 The Rochdale and District Disabled Access Working Group may comment on 
relevant planning applications. Where comments are received, these will be 
included within the reported to Committee.  Consideration is given in 

designing access when dealing with the planning applications. Where 
applicable, any issues relating to these matters or other equal opportunity 

matters will be referred to in individual planning application reports. 
 
6.      Human Rights Act 1998 considerations 

 
6.1    The submitted applications need to be considered against the provisions of 

the Human Rights Act 1998.  Under Article 6, the applications (and those 
third parties, including local residents, who have made representations) 
have the right to a fair hearing and to this end the Committee must give full 

consideration to their comments. 
 

6.2 Article 8 and Protocol 1 Article 1 confer(s) a right of respect or a person’s 
home, other land and business assets.  In taking account of all material 
considerations, including Council policy as set out in the Unitary 

Development Plan, the Service Director (Planning and Regulation Services) 
has concluded that some rights conferred by these Articles on the 

applicant(s)/objectors/residents and other occupiers and owners of nearby 
land that might be affected may be interfered with but that that 
interference is in accordance with the law and justified by being in the 

public interest and on the basis of the planning merits of the development 
proposal.  He believes that any restriction on these rights posed by 

approval of the application is proportionate to the wider benefits of approval 
and that such a decision falls within the margin of discretion afforded to the 
Council under the Town and Country Planning Acts. 
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Background Papers 

 
      The background papers relevant to the planning applications to be considered on 

this agenda will include:- 
 

 1.  The Planning application file and its contents which will include: 
 
 i)  The planning application form and supporting information, together with 

scaled drawings/plans and relevant statutory certificates. 
ii) Letters of response from statutory and other consultees who may have 

been consulted or commented on the planning application 
iii) Letters and documents received from interested parties. 
iv) Notes of telephone conversations, meetings and any information received 

and of relevance to the submitted proposal 
  

 2. For any previous planning application referred to in the agenda report or in the 
application file, the planning application forms and the decision on that proposal 

 

 3. Such other papers (if any) received after the preparation of individual reports 
on planning applications on this agenda (to be reported verbally at the meeting). 

 
       4. Any other guidance or procedural documents adopted by the Council and of 

relevance to the recommendation and/or determination of any submitted 

planning applications or related consents 
 
For further information about this report, or if you wish to see any background 
papers please contact: Sharon Hill, Senior Business Support Officer, in Economy and 
Environment, Number One Riverside, Smith Street, Rochdale, OL16 1XU 
 

Telephone (01706) 924305 or via the online planning services at:  

http://www.rochdale.gov.uk/planning 
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Application Number: 14/01209/OUT    Ward: Balderstone And Kirkholt       
 

 
Proposal: Outline planning permission (including means of access) for the erection of 
70 dwellings. 
 

Site Address: Land At Dean Farm Badger Lane Rochdale OL16 4RQ  
 

Applicant: Lend Lease Ltd 
                   
 

 
RECOMMENDATION: Grant subject to conditions 
 

 
 

 
UPDATE 
 
At the meeting of the Rochdale Township Planning Sub Committee on 13 January 
2015 Members of that Committee resolved that they were minded to approve the 
application and referred it to the Licensing and Regulatory Committee in accordance 
with the Council’s Scheme of Delegation. 
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SCHEME OF DELEGATION 
 
Members have delegated powers to determine the application, using reasonable 
planning grounds.  
 
SITE 
 
The application site is a predominantly open area of land of approximately 2.4 
hectares in size and that is located south of the Rochdale urban area and within the 
Balderstone and Kirkholt Ward. Whilst the majority of the site is open land, with the 
main dwelling of Dean Farm excluded from the application site (although the land 
around it is within the site edged red), evidence of former outbuildings, including 
concrete bases, piles of rubble and small brick structures exist towards to the northern 
boundary of the site. A further dwelling, ‘The Set’, is also excluded from the application 
site and this is located to the north east of the proposed development area. 
 
The open land around the site is mainly comprised of overgrown grasses and shrubs 
and currently has an unkempt appearance with no evidence of active farming. There 
are also a number of scattered trees around the site and a designated right of way 
runs approximately northeast – southwest through the centre of the site with further 
public rights of way running along the northern and southern boundaries of the site. 
 
Access to the site is currently available from the north, via Badger Lane which is an 
unmade track which also provides the route for one of the aforementioned rights of 
way. Under the application, access to the site would be from Gilbrook Way and this is 
a residential cul-de-sac located to the west of the application site. The land east of 
Gilbrook Way is undeveloped in part, where an electricity sub-station is located and 
where separation is provided from a small stream –Sudden Brook and this area of 
land would form the access to the development site.   
 
To the north and east of the site, the land is bordered by an existing area of residential 
housing and the M62 motorway bounds the site to the south. To the east of the site 
the land is currently being developed for two new large housing estates comprising of 
110 and 60 dwellings (the Broad Lane developments). Prior to development, those 
sites were open land, similar to the current application site. 
 
PROPOSAL 
 
The application proposes outline planning permission for residential development. The 
only matter sought for approval under this application is access, with all remaining 
matters (appearance, landscaping, layout and scale), reserved for subsequent 
applications.  
 
The application seeks to demonstrate that the site is capable of residential 
development, with information submitted indicating that the site is suitable for 70 no. 
dwellings. Vehicle access for the development would be taken via Gilbrook Way. A 
secondary access would also be made available from Badger Lane, but information 
states that this would only be available for the use of emergency vehicles in the event 
that the primary access from Gilbrook Way is unavailable. This secondary access 
would be barrier controlled but would allow for continued use by pedestrians and 
cyclists. 
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As the application seeks the approval of access only, detailed layout plans and final 
designs are not included. An indicative layout plan does however provide a scheme 
comprising a mix of detached and semi-detached houses as well as one and two 
bedroomed flats.  The indicative plan also shows areas of existing vegetation to be 
retained with the existing trees and public right of way that transect the site to be 
preserved. Additional vegetation would also be provided around the site and 
emergency and pedestrian access can be provided onto the adjacent development to 
the east.  
 
The Sudden Brook to the south east of the site would be retained in its current position 
and water attenuation ponds would be provided adjacent to this and in the lower part 
of the site. Some alteration to site levels would also be required to reduce the steep 
gradients adjacent to the brook and to the proposed housing development area.  To 
the south of the site, the indicative layout plan demonstrates an open buffer would be 
provided to the M62 motorway and that this has the potential for a play area and 
acoustic barrier.  
 
Parking provision is currently propose as 1.25 car spaces per one bedroom flat and 2 
parking spaces for all other homes.  
 
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. 
 
Unitary Development Plan (UDP):  
 
G/D/2  Green Belt 
D/4  Control of Development in the Green Belt – General 
D/10  Protected Open Land    
   
G/H/1  Housing 
H/3   Residential Development Outside Allocated Areas 
H/5  Residential Density 
H/6   Provision of Recreational Open Space in New Housing  

Development 
H/7  Affordable Housing 
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G/G/1  Greenspace 
G/2  Standards for Recreational Open Space 
G/4  New Provision of Local Open Space 
G/5  New Provision of Outdoor Sports Facilities 

 
G/A/1  Accessibility 
A/2    New Development-Accessibility Hierarchy 
A/3   New Development-Access for Pedestrians and Disabled People 
A/7   New Development-Access for Service Vehicles 
A/8  New Development-Capacity Of The Highway Network 
A/9   New Development-Access For General Traffic 
A/10   New Development-Provision Of Parking 
A/11   New Development-Transport Assessments 
A/12   Travel Plans and School Travel Plans 
A/13  Local Walking Route Network 
 
G/BE/1 Design Quality 
BE/2  Design Criteria for New Development 
BE/8   Landscaping in New Development 
 
G/EM/1 Environmental Protection and Pollution Control 
EM/4  Contamination 
EM/7  Development and Flood Risk 
EM/8  Protection of Surface and Ground Water 
EM/9  Development Involving Unstable Land 
 
G/EM/12 Renewable Energy and Energy Conservation 
EM/13  Energy Efficiency and New Development 
 
G/NE/1 Nature Conservation 
NE/2 Designated Sites of Ecological and Geological/Geomorphological 

Importance  
NE/3    Biodiversity and Development 
NE/4   Protected Species 
NE/6   Landscape Protection and Enhancement 
NE/8  Development Affecting Trees, Woodlands and Hedgerows   
 
Supplementary Planning Documents 
 
Oldham and Rochdale Residential Design Guide SPD 
Energy and New Development SPD 
Provision of Recreational Open Space in New Housing SPD 
Affordable Housing SPD 
Guidelines and Standards for Residential Development SPG 
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RELEVANT SITE HISTORY 
 
98/D35740 – Residential Development 41 dwellings – Refused  
 
Broad Lane Developments 
 
12/D55400 - Application for the residential development of 60 dwellings – Approved on 
appeal May 2013 
 
12/D55581 – Outline application for residential development including the construction 
of the access from Broad Lane. Appearance, landscaping, layout and scale are 
reserved for subsequent approval – Approved on appeal May 2013 
 
13/01339 – Application for reserved matters following outline permission 
12/D5581/OUT (for means of appearance, landscaping, layout and scale) for the 
erection of 110 dwellings and the diversion of footpath MILFP 330 – Approved April 
2014 
 
CONSULTATION RESPONSES 
 
Highways And Engineering –  
 
This is an outline application which seeks permission for the principle and the access 
to the development. 
 
The development is expected to generate 1 vehicle approximately every 2 minutes. 
In this instance given the scale of the development and the likely trips generated in the 
AM and PM Peak Period it is considered that the level of traffic generated can be 
accommodated by the existing infrastructure. I therefore have no objection to the 
principle of a residential development at this location.  The applicant should be aware 
that all residential estates will be subject to a self-enforcing 20mph zone and any 
subsequent applications should include details of this.  
  
Env Health - Noise/Odours - This section has no objection in principle to this 
application but would ask that if permission is to be granted that consideration is given 
to conditions relating to hours of construction and ensuring that the homes can be 
designed to meet designated noise levels.  
 
Rights Of Way – any comments received will be reported verbally to Members. 
 
United Utilities -   
No objection with recommended drainage conditions and comments relating to 
separation distances to easements etc. Request for soil survey. 
 
Natural England (North West Planning) -   
No objection but recommendations relating to matters including protected species and 
biodiversity and landscape enhancements. 
 
Environment Agency -   
No objection. Conditions should be included to require site investigation relating to 
potential contamination.  
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Highways Agency -   
No comments received to date   
 
Greater Manchester Archaeological Advisory Service -   
No objection. Accepts the archaeological report submitted and recommends that a 
programme of archaeological work be conditioned upon any consent granted.  
 
Greater Manchester Ecology Unit -   
No objection on nature conservation grounds but recommended conditions relating to 
nature conservation.  
 
GM Fire Service -   
No objection. The  proposal should meet the requirements for Fire Service Access.  
 
Transport For Greater Manchester -   
No objection. The site is well located in relation to public transport, allowing future 
residents access to a choice of travel modes. The site is below the threshold for a 
travel plan however is part of a larger area for residential development. It is therefore 
recommended that different development co-operate to provide a travel plan for all 
residents.  
 
The natural surveillance of some of the pedestrian and cycle routes could be 
improved.  
 
REPRESENTATIONS 
 
The application has been publicised with site notices, press notices and thirty-four 
neighbour notification letters. A total of fourteen representations have been received, 
twelve of which raise objections to the application and two of which offer neutral 
comments. 
 
Points for objection: 

- No access should be made available onto Badger Lane and Craiglands except 
for emergency vehicles.  

- A system should be required to control the run off of rainwater across Badger 
Lane as this can introduce the flooding of mud and ice onto Craiglands.  

- No access along Craiglands and Badger Lane should be made available for 
contractors vehicles as this would deposit mud and debris on the road.  

- Concerns over the impacts on the water table which is already causing flooding 
to some houses on Craiglands.  

- A wider flood risk survey should take place including the impacts from all three 
developments (this site and the two Broad Lane sites). 

- The area contains a number of natural springs, hence the name Springhill. 
These are not included on any desk top research.  

- Concerns over the loss of view that the development would create. 
- Concerns over the impact on the wildlife and trees at the site.  
- Concerns that the development would overlook and impact on the privacy of 

existing properties at Craiglands, including the privacy of existing gardens 
(namely no. 70) 

- Concerns over a potential increase in the no. of people using the track.  
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- Concerns over the loss of the site as green space when there is an abundance 
of brownfield sites in the town.  

- The size and density of the development is not compatible with nor does 
anything to improve the surroundings by virtue of its scale, density and mass.  

- Concerns that the development would bring severe traffic problems as there 
would only be one route in and out of the site.  

- Gilbrook Way is not designed to accommodate the volume of development that 
this development would provide. 

- Concerns over the impacts from increase traffic on the safety of playing 
children. 

- Concerns over the integration of the development with the access from Sunhill 
Close and the impacts on highway safety. 

- The increase in vehicles would contribute to existing congestion problems of 
Oldham Road.  

- There are insufficient secondary school places in the area apart from for 
Catholic Children.  

- The air quality survey indicates 54 properties on the site. Why has this scheme 
not been provided? 

- The house sizes appear to be small and would not provide a high quality 
development and would not meet the credit for Buildings Footprint.  

- An increase in property size and reduction in number would alleviate some of 
the traffic concerns and could bring in similar Council tax funding.  

- Object to any three storey properties.  
- The high proportion of flats does not provide family housing. 
- No details on how the ecological value of the site will be protected.  
- The transport statement is confusing in whether it refers to 54 or 70 properties. 
- Statement of Community Involvements has nothing positive about the proposal.  
- The area is already over-developed. 
- Dean Farm is the oldest farm in Rochdale. 
- Packhorse routes and iron age footpaths that existed 20 years ago have now 

gone.  
- In 2012 pollution levels on the M62 were only a few points short of a building 

prohibition. The current widening of the motorway will create additional traffic 
and therefore increase pollution.  

- Insufficient public services in Rochdale to accommodate additional residents.  
- Planners seem to want to create a solid mass of development from Manchester 

to the Pennines.  
- Concerns that the Broad Lane developments have disregarded planning 

conditions.  
- The site is the last area of Green Belt in the area.  
- There is no requirement for housing in the area.  
- Given that the plans include two emergency vehicle accesses, the access over 

Badger Lane (Craiglands) is not necessary. Once the Broad Lane development 
is completed the Craiglands access should be removed.  

 
Neutral points 
 

- Concerns that not all neighbours have been notified by letter.  
- Pleased that vehicle access is not available to Craiglands and a request for 

conditions relating to the use of this access.  
- A request that surface water drainage is given consideration. 
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- Concern that Craiglands will suffer from construction vehicles.  
 
ANALYSIS 
 
Principle of development 
 
The application site is located within an area of Protected Open Land as established 
under the Rochdale Unitary Development Plan. It is not within the Green Belt, the 
boundary of which is on the opposite side of the M62. Policy D/10 is therefore relevant 
to any development on the site and in assessing the relevance of this policy and it’s 
bearing on the principle of development, detailed consideration should be given to the 
appeal decisions on the adjacent development sites. Although each application must 
be assessed on its own merits, appeal histories can provide material weight, 
particularly where they refer to the interpretation or validity of policies.  
 
The wording of policy D/10 establishes that development proposals will be permitted if 
they would be acceptable was the site in the Green Belt, or where the development 
comprises of limited infilling or a limited extension to an existing building. Therefore, in 
the above regard although the site is not within the Green Belt, the proposal should be 
considered against relevant local and national Green Belt policies.  
 
In assessing the weight that should be afforded to policy D/10, the appeal decisions 
for the adjacent Broad Lane developments state that “the policy seeks to protect land 
between the Green Belt and the urban area for a range of aesthetic reasons”, and... 
“the proposed developments at issue (two residential developments) would, on the 
face of it be in conflict with that policy”. The inspector then however goes on to state 
that he finds “little basis for considering the policy to be entirely consistent with the 
intentions of the Framework…However, given its apparent intention to protect the 
countryside, I do not consider it to be entirely inconsistent with the intentions of the 
Framework either.” 
 
The inspector then continues to state that “the relevant saved policies of the UDP, 
including both D/10 and H/3, which seek to prevent the release of greenfield sites in 
the presence of a five year land supply, have been overtaken by events and the 
national policy emphasis on delivery of housing, and are therefore effectively out-of-
date.” 
 
The inspector then further sums up the NPPF in stating “Paragraph 14 of the 
Framework is very clear as to the appropriate response in such circumstances. The 
‘presumption in favour of sustainable development’ means that where relevant policies 
are out of date (as I consider to be the case here) planning permission should be 
granted unless any adverse effects of doing so would significantly and demonstrable 
outweigh the benefits, when assessed against the policies of the Framework as a 
whole; or specific policies in the Framework indicate that development should be 
restricted.” 
 
In light of the above, and giving particular consideration to the appeal decisions for the 
Broad Lane developments it is considered that policy D/10 is out of date and therefore 
provides little weight in the acceptability of the application. Instead, the application 
should be assessed against paragraph 14 of the NPPF which provides a presumption 
in favour of sustainable development.  
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In light of the above and having specific regard to the presumption in favour of 
sustainable development, Chapter 6, paragraph 47 of the NPPF requires Local 
Planning Authorities to “boost significantly the supply of housing” in order to “provide 
five years’ worth of housing against their housing requirements with an additional 
buffer of 5% (moved forward from later in the plan period) to ensure choice and 
competition in the market for land. Where there has been a record of persistent under 
delivery of housing, local planning authorities should increase the buffer to 20% 
(moved forward from later in the plan period) to provide a realistic prospect of 
achieving the planned supply and to ensure choice and competition in the market for 
land”. Paragraph 49 of the NPPF states that: “housing applications should be 
considered in the context of the presumption in favour of sustainable development. 
Relevant policies for the supply of housing should not be considered up-to-date if the 
local planning authority cannot demonstrate a five-year supply of deliverable housing 
sites”. 
 
At present, the Council is unable to demonstrate a five year supply of housing land 
(even without the 5 or 20 per cent buffer) and resultantly, the release of several 
windfall sites on greenfield land has been permitted. The deficiencies in the Council’s 
housing land supply have been highlighted in a number of recent appeal decisions 
from the Planning Inspectorate including, most pertinently, an appeal at Ramsden 
Farm. With specific reference to housing completions in Rochdale and the target in the 
NPPF the Inspector indicated, as part of this appeal, that: 
 

� “Over the period 2003/4 to 2010/11 actual completions fell well below the 
Regional Strategy annual requirement even when this had not been adjusted 
upwards to allow for previous shortfalls. While there is no doubt that this is in 
part a reflection of the weak state of the economy it still amounts to a persistent 
under delivery of housing. Under such circumstances the Framework indicates 
that the Council should be able to demonstrate a five year supply plus an 
additional buffer of 20%. On the basis of the available evidence it is not safe to 
conclude that the Council can demonstrate a five year supply of deliverable 
housing sites let alone a five year supply plus a 20% buffer. UDP Policy H/3 
advises that under such circumstances, the release of greenfield sites such as 
the appeal site can be contemplated.” 

 
Having regard to a number of further recent appeal decisions, the lack of a 5 year 
housing land supply within the borough and the provisions of UDP policy H/3 and the 
NPPF, reasons for refusal which, in effect, seek to place a moratorium on the 
residential development of greenfield sites will not be sustainable where no other 
demonstrable harm or conflict with other local or national planning policies exists. 
Whilst the proposal would result in residential development on a greenfield site, it is 
considered that the scheme is acceptable in all other respects. Given the 
government’s desire to provide a more flexible supply of housing land and having 
regard to the Inspector’s decision in respect of application 11/D54044, it is considered 
that it would not be sustainable to refuse this application on the grounds that the 
principle of residential development on this greenfield site is unacceptable.  
 
In light of the above, it is considered that the principle of residential development on 
the site is acceptable. However, full consideration should still be given to all remaining 
material considerations.  
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Access and Highway Safety 
 
The only reserved matter for consideration under this application is access and 
therefore full consideration should be given to its acceptability. 
 
The proposed access would be from Gilbrook Way to the west of the site and further 
emergency vehicle access would be provided onto Badger Lane to the north and to 
the Broad Lane development to the east. The application states that these emergency 
vehicle access routes would only be available for the use of vehicles in the event of an 
emergency and everyday vehicle access would be restricted with retractable bollards. 
At all other times the emergency accesses would only be made available for 
pedestrians and bicycles.  
 
The submitted Transport Assessment has assessed a development of up to 70 
dwellings with an assumption that all properties would be houses, and it concludes 
that the development would comply with the NPPF. In assessing the acceptability of 
the application in terms of highway safety and access consultations have been carried 
out with the Councils Highways Officers who have agreed with the applications 
findings and confirm that the proposal would be acceptable in terms of highway safety.  
 
In assessing the applications against the relevant UDP policies, policy A/8 and A/9 are 
relevant. Policy A/8 seeks to ensure that new development does not have a 
detrimental impact on the existing highway network in respect of safety of existing 
highway network (particularly pedestrians and disabled people), the environmental 
impact on residential properties adjacent to the highway network, or substantially 
increase congestion. Policy A/9 seeks to ensure safe and convenient access for 
general traffic (cars, motorbikes and commercial vehicles) by making certain road 
junctions are suitable for the volumes and characteristics of traffic that use them.  
 
In assessing the application against the above policies, Highway Services have 
confirmed that the local highway network is capable of accommodating the level of 
traffic that would be generated with the proposal which is expected to be 1 vehicle 
approximately every 2 minutes. Additionally, the access onto Gilbrook Way is 
considered appropriate in terms of its layout and access onto Oldham Road, with the 
development appropriately protecting highway safety in the area.   
 
Highway Services have also confirmed that there are no highway safety concerns 
regarding the proposed emergency accesses that would be sited to the north and east 
of the site. These would not be used for everyday vehicle movements and their very 
occasional use to serve emergency vehicles would not be of detriment to the free and 
safe use of the highway. These accesses are considered appropriate and would 
improve the accessibility of the site in an emergency situation.  
 
In further highway considerations it is noted that Transport for Greater Manchester 
have offered no objection to the development and have noted that the site is well 
served by public transport, thus providing a range of transport options for future 
residents. They have also noted that the development is below the threshold for the 
travel plan but have recommended that the developers co-operate with the developers 
of the adjacent sites (Taylor Wimpey and Wainehomes) to create an appropriate travel 
plan. These comments are noted and their reasoning is recognised. However, these 
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sites must be looked at as separate developments, which have separate accesses 
and which must be assessed on their own merits. While the benefits of a joined 
transport plan are fully understood, the conditioning of one or requirement through 
legal agreement permission would not be reasonable. Furthermore, it must be 
recognised that even if it was reasonable to require a travel plan on this permission, 
given that the neighbouring sites consents are already in place (and implemented) it 
would not be possible to revisit those applications and require a joint site agreement. 
In light of the above, the scale of the development is below the threshold for a travel 
plan. However, the site is considered to be in a sustainable location that is well placed 
for access to public transport, thus allowing future occupants the choice of transport 
modes. 
 
In light of the above it is considered that the proposal would provide suitable access 
and be sited in a sustainable location. The application would as such protect highway 
safety and be in accordance with Chapter 4 of the NPPF and policies G/A/1, A/4, A/5, 
A/8, A/9 and A/13 of the UDP. 
 
Public Rights of Way 
 
The application site has a right of way transecting the site and further rights of way to 
the north and south. The application proposes to retain these rights of way and further 
pedestrian and cycle routes would be provided within the site. To ensure that the 
proposal would not adversely impact on the public rights of way consultations have 
been undertaken with the Councils Rights of Way Team. To date no response has 
been received, but given that this application proposes to retain the rights of ways and 
shows only an indicative layout plan, it is considered that a scheme of 70 dwellings 
can be adequately provided while still making provision for the right of way. As such 
the application is acceptable in this regard and in accordance with policy A/3. 
 
In other regards it is noted that the application provides additional pedestrian and 
cycle routes within the site. The inclusion of such features is welcome as it promotes 
exercise and reduces the reliance on the car. However, it is noted in accordance with 
the comments from the Greater Manchester Transport Authority that some of the 
routes do not have adequate visibility. Again, as the layout is currently only indicative, 
it is considered that the site can adequately provide suitable walking/bike routes. 
However, the visibility of these should be given careful consideration by the applicants 
in the submission of any final layout details.  
 
Recreational Open Space Policy 
 
The Council’s policies on open space relating to new housing development require all 
new residential developments to make provision for local open space and formal 
sports provision.  Depending on the size of the development and existing provision in 
the area the local open space needs to be provided either on site or off site, or 
secured off-site through a commuted sum payment.  The formal sports provision is 
normally dealt with by way of a commuted sum payment towards provision or 
improvement of formal facilities (e.g. sports pitches) in public ownership. 
 
The provision of local open space would be in accordance with the requirements of 
UDP policy H/6. Local areas for play (LEAP and LAP) would be provided on site, 
together with substantial areas of amenity space. On the indicative layout, this as 
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possible are for open space has been provided to the south of the site, although it 
must be recognised that layout is currently only indicative.  

  
For outline planning applications such as this, a precise commuted sum for 
recreational open space cannot be calculated as the total bedroom numbers remain 
unknown.  It is also offset against any public open space provided on site by the 
applicant, and the indicative plans show that an area could be provided. The applicant 
would therefore enter into a S106 planning obligation to provide a contribution once 
development commences on site, calculated at the time of reserved matters 
application(s) which provide precise bedroom numbers and layout details. This is 
included within the recommendation.  
 
Affordable Housing 
 
Policy H/7 of the Rochdale Unitary Development Plan requires all developments of 15 
dwellings or more to provide affordable housing, preferably on site or through the 
provision of a commuted sum payment based on a proportion of Gross Development 
Value. As it is not yet clear precisely how many dwellings would be provided on the 
site, nor the mechanism proposed to provide affordable housing, it is proposed to 
address this through a S106 agreement to secure an appropriate contribution.  
 
Impact on Local Schools 
  
Concerns have been raised by local residents that the existing schools within the area 
would not have sufficient capacity to accommodate the future demand for places 
generated by this proposal.   
 
There are currently no established policies, either within the Development Plan or in 
supplementary planning documents or guidance, that provide the basis for seeking 
any contribution from the development towards educational provision. There is 
therefore, no evidence of need or method for calculation and application that has been 
published, tested and consulted upon to provide a transparent, consistent and credible 
basis for the request now being made. The requirement for a contribution towards 
local school provision is therefore unlikely to meet the tests of lawfulness set out in the 
Community Infrastructure Levy Regulations 2010; i.e. it must be :- 
 

(a)necessary to make the development acceptable in planning terms; 
(b)directly related to the development; and 
(c)fairly and reasonably related in scale and kind to the development. 

 
For these reasons it would be unreasonable to seek a commuted sum towards school 
provisions. 
 
Air Quality (Air and Noise Pollution) 
 
The application is accompanied by an Air Quality Assessment demonstrates that 
although part of the site would exceed the Air Quality Limit Value (AQLV), this would 
be limited to the southern part of the site where no dwellings are currently shown As 
such, the report indicates that 70 no. dwellings could be provided on the site without 
subjecting residents to unacceptable air quality levels. These findings have also been 
confirmed by the Councils Environmental Health Officers who have confirmed no 
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objection to the application. The report demonstrates that the impacts on air quality 
would be negligible across the site. 
 
This matter can be further addressed through the agreement of the layout of the 
development at the reserved matters stage however, in light of the above a 
development of 70 dwellings can be adequately accommodated on the site. 
Accordingly, the development would accord with relevant national and local policies on 
air quality. 
 
Impacts on noise pollution must also be considered, especially given the proximity of 
the site to the M62 motorway. A Noise Assessment accompanies the application and 
this recognises the noise from road traffic on the M62 is the dominant source of noise 
throughout the noise survey and that the levels recorded exceed those recommended. 
As such, the report recommends that mitigation measures will need to be incorporated 
into the proposed site design and in the design and construction of the properties.  
 
The above report has been fully assessed by Environmental Health Officers and they 
have again confirmed no objection to the application. This is however subject to the 
inclusion of a condition relating to noise mitigation. Such a condition is a requirement 
in ensuring a suitable living environment for future residents but with its inclusion the 
application would accord with policies G/EM/1, EM/2 and EM/3 of the UDP.  
 
Ecology 
 
The application site comprises of former farmland that now consists predominantly of 
overgrown grasses and shrubs with some mature trees. No part of the application site 
is designated for its ecological value and no designated sites are adjacent to the site 
with the nearest site of Biological Importance being located to the opposite side of the 
M62 motorway. 
 
To assess the ecological value of the application site consultations have been carried 
out with the Greater Manchester Ecology Unit and they have confirmed no objection to 
the application.  Conditions are however requested and these require protection of the 
site from contamination (including appropriate drainage), preservation of trees and 
hedgerows and the submission of a comprehensive landscaping plan. These matters 
are considered reasonable to condition and would ensure adequate nature 
conservation on the site. Additional comments have also been provided from Natural 
England and they also confirm no objection to the application, with the request for 
conditions relating to biodiversity and landscape improvements.  
 
As such, with the inclusion of such conditions the site can adequately accommodate 
70 dwellings without adversely affecting ecology and on these grounds would accord 
with policies G/NE/1, NE/2 and NE/3 of the UDP.  
 
Residential Amenity 
 
This outline application does not seek approval of the layout of the development and 
therefore at this stage it is not possible to describe the relationship of the proposed 
dwellings with the existing residential properties which adjoin the site predominantly at 
its northern and western ends.  However it is expected that the scale, density, massing 
and layout of the site would complement the existing residential properties surrounding 
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the site, and this would be controlled through  reserved matters application(s) seeking 
approval for the details of the layout of the site and the appearance (and therefore 
positions of window openings) of the dwellings. Residential amenity of existing 
properties will be protected at reserved matters stage and therefore the principle of 
development accords with UDP policies H/3 and BE/2. 
 
Flooding and Drainage 
 
The application site is within Flood Zone 1 where the annual risk of fluvial flooding is 
less than 1 in 1000. Nevertheless, several objections have been received which raise 
concerns with regard to surface water flooding and springs on the site and the 
Environment Agency have confirmed that small isolated areas of the site may be 
susceptible to surface water flooding. The applicant has therefore commissioned a 
Flood Risk Assessment and Outline Drainage Strategy which accompany the 
application. This sets out the flood risk management measures and drainage strategy 
for the site. These are as follows:- 
 

• Foul water will be drained to the existing foul network located in Gilbrook Way 
and United Utilities have agreed to this approach. 

• Surface water will be dealt with in three ways:- 
(i) infiltration via a SuDs scheme; 
(ii) Any surface water which cannot be dealt with by infiltration will be 
stored on site (attenuation ponds) and then discharged, at a controlled 
rate, to Sudden Brook, equating to the greenfield discharge rate plus 
30% for climate change. This will not exceed 5 litres per second. The 
Environment Agency and Council as Lead Local Flood Authority (the 
 latter with responsibility for Sudden Brook) are satisfied with this 
solution.  
(iii) On site attenuation ponds. 

• The surface water measures will accommodate storm events up to a 1 in 100 
year return plus 30% for climate change. 

• Finished floor levels would be set 150mm above ground levels to mitigate 
against any risk of surface water flooding within the site. 

 
The Environment Agency have been consulted on the application and they have 
confirmed that they have no objection. Additionally, United Utilities have confirmed no 
objection to the scheme, as has the Council’s Drainage Engineer, as the Council is 
responsible as Lead Local Flood Authority for Sudden Brook. 
 
It is acknowledged that there has been a problem associated with the drainage 
arrangements serving an existing development causing flooding in the locality of a 
pond located between Craiglands and Dodd Croft. Nonetheless, the rectification of 
that issue has no bearing on this case in so far as the technical evidence 
demonstrates that the proposed development does not increase flood risk either on 
the site or elsewhere and there are no objections from the Environment Agency, 
United Utilities or the Council’s Drainage Engineer. Additionally, the drainage for this 
development would not utilise the pond between Craiglands and Dodd Croft, which is 
at a higher level in any case. 
  
Instead, surface water from this development would drain, at a controlled rate and in 
the opposite direction into Sudden Brook. The technical evidence is clear that 
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drainage issues can be dealt with by suitably worded planning conditions and a 
number of such conditions are included within the recommendation.  
 
As such, it is not considered that drainage or flooding issues would comprise a 
sustainable or justifiable reason to refuse planning permission.  
 
Other material considerations 
 
In other material considerations consultations have been undertaken with Greater 
Manchester Archaeological Unit. They have accepted the submitted archaeological 
report recommended that a programme of archaeological work be conditioned upon 
any consent granted.  
 
It is also noted that concern has been raised regarding the number of properties 
receiving neighbour notification letters. The application has however been 
appropriately publicised with 35 properties being sent neighbour notification letters and 
site and press notices also being posted.   
 
Summary 
 
The application would represent a sustainable form of development on a site currently 
allocated as Protected Open Land. The NPPF places great emphasis on boosting the 
supply of new housing land and it is established there is a persistent under delivery of 
new housing within the Borough and the Council cannot demonstrate a five year 
supply of deliverable sites. The design and layout of the houses can be controlled 
through reserved matters applications to ensure that it would be compatible with the 
existing adjacent houses.  The development would have no material adverse effects in 
transportation terms, and the site is in a sustainable location with good access to 
shops, services and public transport. Flooding and drainage issues can be dealt with 
by appropriately worded conditions. 
 
In conclusion, it is considered that the release of this site for housing is appropriate at 
the current time. Not to do so would be contrary to government guidance in the NPPF, 
clearly demonstrated by a number of recent appeal and Secretary of State decisions 
where providing a deliverable supply of housing was considered to outweigh any 
restrictions on the release of greenfield sites. It is therefore recommended that 
Members resolve that they are minded to grant the proposal subject to the completion 
of a S106 agreement.  
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RECOMMENDATION       
 
That Members resolve that they are minded to GRANT the application subject to the 
completion of a S106 agreement to secure the following:- 
 

1) An appropriate contribution to recreational open space within the Borough in 
accordance with Policy H/6 of the adopted Rochdale Unitary Development Plan 
and associated Supplementary Planning Document; 

2) An appropriate contribution to affordable housing in accordance with Policy H/7 
of the adopted Rochdale Unitary Development Plan and associated 
Supplementary Planning Document; 

 
That the Head of Planning be authorised to issue the decision notice upon completion 
of the planning obligation to secure the above and subject to the following conditions:- 
 
 

 1 The approval of the Local Planning Authority shall be sought in respect of the 
following matters before the development first takes place:- the appearance; 
landscaping; layout; and scale.  

      
 Reason: The application is granted in outline only under the provisions of Article 

4 of the Town and Country Planning (Development Management Procedure) 
Order 2010 and details of the matters referred to in the condition have not been 
submitted for consideration. 

 
 2 Application for approval of reserved matters must be made not later  than the 

expiration of three years beginning with the date of this permission and the 
development must be begun not later than whichever is the later of the 
following dates: (a)The expiration of three years from the date of this 
permission; or (b)The expiration of two years from the final approval of the 
reserved  matters, or in the case of approval on different dates, the final  
approval of the last such matter to be approved.  

   
 Reason: To comply with the requirements of section 92 of the Town and 

Country Planning Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004 

 
 3 This permission relates to the following plans and documents:-    
     
 Site Location Plan Scale 1:000 30367 Rev B  
 Planning Statement (Nexus Planning October 2014)  
 Transport Statement (Croft Transport Solutions September 2014)  
 Arboricultural Report and Arboricultural Impact Assessment (JCA Ltd ref. 

11506a/PH/TT)  
 Ecological Assessment (TEP Report ref. 441.001)  
 Flood Risk Assessment (WSP 03/04/2014)  
 Air Quality Assessment (REC ref. 33796R1)   
 Air Quality Letter Report (REC 16 September 2014)  
 Crime Impact Assessment (GMP 27/05/14)  
 Noise Assessment (Wardle Armstrong August 2014)  
 Outline Utility Strategy (WSP March 2014)  
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 Outline Drainage Strategy (WSP April 2014)  
 Design and Access Statement (Nexus Planning and Broadway Malyan 

September 2014)  
 Construction Waste Statement (WSP September 2014)  
 Heritage Statement (LP Archaeology August 2014)  
 Code for Sustainable Homes Strategy (WSP 16/09/14)  
 Preliminary Geo-Environmental Assessment (WSP 15/09/14)  
     
 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 Unitary Development Plan and the National Planning Policy 
Framework.  

 
 4 No construction or operations associated with construction, including vehicle 

movements to and from the site shall take place other than between the hours 
of 0800 to 1800 Monday to Friday (inclusive) and 0900 to 1400 on Saturdays 
and not at all on Sundays or Bank / Public Holidays.    

     
 Reason: In the interests of residential amenity and to ensure that surrounding 

residents are adequately protected from unacceptable levels of noise and 
disturbance and to accord with policies G/EM/1, EM/2 and EM/3 of the 
Rochdale Unitary Development Plan.  

 
 5 No development shall take place until a detailed noise protection and insulation 

scheme has been submitted to and approved in writing by the Local Planning 
Authority to ensure that noise levels do not exceed:-    

     
30dB(A) Leq 5mins in bedrooms with windows shut and other means of 
ventilation provided   

  between 11pm and 7am;   
  35dB(A) Leq (1 hour) in other habitable rooms with windows shut 

and other means of ventilation   
  provided at all times;   
  45 dB(A) Lmax in bedrooms;   
  55 dB(A) during the daytime in outdoor living areas.  
     
 Development shall be carried out in accordance with the approved details.  
     
 Reason: In the interests of residential amenity and to ensure that future 

residents are adequately protected from unacceptable levels of noise and to 
accord with policies G/EM/1, EM/2 and EM/3 of the Rochdale Unitary 
Development Plan.   
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 6 No development shall take place until an assessment has been carried out of 
the potential for disposing of surface water by means of a sustainable drainage 
system, and the results of the assessment provided to the Local Planning 
Authority. Where a sustainable drainage scheme is to be provided, the 
submitted details shall:-  

   
 i) provide information about the design storm period and intensity, the method 

employed to delay and control the surface water discharge from the site and the 
measures taken to prevent pollution of the receiving groundwater and/or 
surface waters;   

 ii) include a timetable for its implementation; and provide a management and 
maintenance plan for the lifetime of the development which shall include the 
arrangements for adoption by any public authority or statutory undertaker and 
any other arrangements to secure the operation of the scheme throughout its 
lifetime.   

   
 No dwelling hereby permitted shall be occupied until surface water drainage 

works for that dwelling have been implemented in accordance with details that 
have been submitted to and approved in writing by the Local Planning 
Authority.  

   
 Reason: To ensure satisfactory discharge of surface water run-off and in 

accordance with policies EM/7 and EM/8 of the Rochdale Unitary Development 
Plan and the relevant advice contained within the National Planning Policy 
Framework.    

 
 7 No development shall take place until a scheme for the regulation of surface 

water has been submitted to and approved in writing by the Local Planning 
Authority. The scheme shall:-  

   
 (a) demonstrate that surface water will discharge to Sudden Brook at the 

greenfield run off rate plus a 30% allowance for climate change (subject to a 
maximum of 5 litres per second);  

 (b) provide full details of attenuation ponds required to control the flow of water 
into Sudden Brook;  

 (c) incorporate measures to prevent the pollution of Sudden Brook by surface 
water.  

   
 The approved scheme shall be fully implemented prior to occupation of the 

dwellings hereby permitted and in accordance with the timing/phasing 
arrangements embodied within the scheme, or within any other period as may 
subsequently be agreed in writing by the Local Planning Authority.    

     
 Reason: To ensure satisfactory discharge/storage of surface water run-off, in 

accordance with policies EM/7 and EM/8 of the Rochdale Unitary Development 
Plan and the relevant advice contained within the National Planning Policy 
Framework. 
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 8 No development shall take place until a detailed scheme for foul water drainage 
has been submitted to and approved in writing by the Local Planning Authority. 
The development shall be completed in accordance with the approved details 
and be retained thereafter.    

     
 Reason: To ensure adequate drainage at the site and to accord with policies 

EM/7 and EM/8 of the Rochdale Unitary Development Plan.  
 
 9 No development shall take place until a detailed scheme of measures to protect 

and prevent pollution of Sudden Brook for the entire duration of the construction 
period (including any preparatory works), has been submitted to and approved 
in writing by the Local Planning Authority, in consultation with the Greater 
Manchester Ecological Unit and Natural England. The scheme of measures, 
which should be known as the Construction-Phase Ecological Protection Plan, 
shall be adhered to by the developers and all of their contractors and sub-
contractors working on the site throughout the entire development project. The 
Construction-Phase Ecological Protection Plan shall be monitored and 
implemented throughout the construction period (including any preparatory 
works) by an Ecological Clerk of Works, the identity of whom shall be first 
agreed in writing with the Local Planning Authority.   

         
 Reason: In order to safeguard the ecological value of the brook and in 

accordance with Policies EM/8 and NE/3 of the Council’s Unitary Development 
Plan.     

 
10 No development shall take place until details of finished site levels relative to an 

off site datum have been submitted to and approved in writing by the Local 
Planning Authority. Development shall be carried out in accordance with the 
approved details.   

     
 Reason: In the interests of visual amenity and to ensure adequate levels for 

drainage of the site and to accord with policies H/3, BE/2, EM/7 and EM/8 of the 
Rochdale Unitary Development Plan.  

 
11 Finished floor levels shall be no less than 150mm above proposed ground 

levels unless the Local Planning Authority first agrees to any variation in writing. 
Details of finished floor levels in relation to proposed ground levels shall be 
submitted to and approved in writing by the Local Planning Authority before 
development first takes place and development shall be carried out in 
accordance with the approved details.    

     
 Reason: In the interests of amenity, to ensure the effective drainage of the site 

and in order to ensure a satisfactory appearance in accordance with policies 
H/3, EM/7 and BE/2 of the Rochdale Unitary Development Plan.   
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12 No development shall take place until a fully detailed scheme for the design and 
construction of the site access on to Gilbrook Way, has been submitted to and 
approved in writing by the Local Planning Authority. The approved scheme shall 
be implemented before any of the dwellings are first occupied and shall be 
retained thereafter.   

    
 Reason:  In the interest of highway safety and to ensure the provision of a safe 

site access in accordance with policy G/A/1 of the Rochdale Unitary 
Development Plan.  

 
13 No development shall take place, including any works of demolition, until a 

Construction Method Statement has been submitted to, and approved in writing 
by, the Local Planning Authority. The approved Statement shall be adhered to 
throughout the construction period (including any preparatory works). The 
Statement for each phase shall provide for:-  

    
  i) the parking of vehicles of site operatives and visitors;   
  ii) loading and unloading of plant and materials;   
  iii) storage of plant and materials used in constructing the development;

  
  iv) the erection and maintenance of security fencing;  
  v) wheel washing facilities;  
  vi) measures to control the emission of dust and dirt during construction;

  
  vii) a scheme for recycling/disposing of waste resulting from demolition 

and construction work.   
   
 Reason: In the interest of highway safety and to ensure the continued free and 

safe use of the highway in accordance with policy G/A/1 of the Rochdale 
Unitary Development Plan.  

 
14 No development shall take place until a detailed scheme for the protection of 

public rights of way within and adjacent to the site, including how access will be 
maintained throughout the construction period, and the timing / phasing of 
works shall be submitted to and approved in writing by the Local Planning 
Authority. Development shall be carried out in accordance with the approved 
details.   

    
 Reason: To ensure the protection of the public rights of way in accordance with 

Policy RE/6 of the Rochdale Unitary Development Plan.    
 
15 No development shall take place until a scheme demonstrating how the 

emergency access points to Badger Lane and land to the east will operate shall 
be submitted to and approved in writing by the Local Planning Authority. The 
scheme shall include details of:-  

   
 i) the means of restricting access for general traffic with the exception of  

emergency vehicles. This shall include details on the operation and form of any 
bollards or any other barrier proposed for installation.    

 ii) the means of access for pedestrians and cyclists.   
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 Reason: In the interests of residential amenity and highway safety and to 
accord with policies G/BE/1, BE/2, H/3, G/A/1, A/3, A/4 and A/8 of the Rochdale 
Unitary Development Plan. 

 
16 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). 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  
 ii) an assessment of the potential risks to:  
                 • human health,  
                           • property (existing or proposed) including buildings, crops, livestock, 

pets, woodland, and service lines and pipes,  
                 • adjoining land,  
                 • groundwaters and surface waters,  
                 • ecological systems,  
                 • archaeological sites and ancient monuments;  
 iii) where unacceptable risks are identified, an appraisal of remedial options and 

proposal of the preferred option(s) to form a remediation strategy for the site. 
   
 The development shall thereafter be carried out in full accordance with the duly 

approved remediation strategy and a verification report submitted to and 
approved in writing by the Local Planning Authority before any of the building(s) 
hereby approved are first occupied.   

   
 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 Unitary Development Plan policies EM/4, EM/8 and BE/2, and 
the National Planning Policy Framework.   

 
17 A programme of archaeological works in accordance with a Written Scheme of 

Investigation (WSI) shall be submitted to and approved in writing by the Local 
Planning Authority prior to development first taking place. . The WSI shall cover 
the following:-  

     
 1. A phased programme and methodology of site investigation and recording to 

include:    
  - Historic building survey (English Heritage level 2/3);    
  - Archaeological evaluation trenching;    
  - Targeted open area excavation.  
     
 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.    
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 3. Provision for publication and dissemination of the analysis and report on the 
site investigation.    

   
 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.    
     
 The development shall thereafter be carried out in accordance with the WSI.  
     
 Reason: To protect the archaeological interest of the site in accordance with 

Policy BE/10 of the adopted Rochdale Unitary Development Plan.  
 
18 The dwellings hereby permitted shall achieve a minimum of Code Level 3 in 

accordance with the requirements of the Code for Sustainable Homes: 
Technical Guide (or such measure of sustainability for house design that 
replaces that scheme in whole or in part).  No dwelling hereby approved shall 
be occupied until a Final Code Certificate has been issued for it certifying that 
Code Level 3 or above has been achieved, and details of the energy supply 
technology installed within the development have been submitted to and 
approved in writing by the Local Planning Authority.   

     
 Reason: To ensure that the development is sustainable and makes efficient use 

of energy, water and materials in accordance with Policy EM/13 of the Council's 
Unitary Development Plan and the Council's: Energy and New Development 
Supplementary Planning Document. 

 
19 No clearance of trees and shrubs in preparation for (or during the course of) 

development shall take place during the bird nesting season (March – August 
inclusive) unless an ecological survey has been submitted to and approved in 
writing by the Local Planning Authority to establish whether the site is utilised 
for bird nesting. Should the survey reveal the presence of any nesting species, 
then no development shall take place during the period specified above.  

      
 Reason: In order to prevent any habitat disturbance to nesting birds in 

accordance with the requirements of Unitary Development Plan policy NE/3. 
 
20 No development shall take place on site until a detailed method statement for 

the control and disposal of the invasive plant species Japanese Knotweed and 
Himalayan Balsam within the site has been submitted to and approved in 
writing by the Local Planning Authority. The agreed method statement shall be 
implemented in full throughout the course of the development.   

     
 Reason: To secure the satisfactory disposal of this invasive species of plant, 

which under the terms of the Wildlife and Countryside Act 1981, as amended, it 
is an offence to be caused to spread in the wild, in accordance with the general 
principles of Policy NE/3 of the Council’s Unitary Development Plan.  
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21 No development shall take place until a scheme for the protection of existing 
trees and hedgerows within and on the boundaries of the site has been 
submitted to and approved in writing by the Local Planning Authority. 
Development shall be carried out in accordance with the approved details. 
   

     
 Reason: In the interests of visual amenity and environmental protection and to 

accord with policies G/BE/1, BE/2 and NE/8 of the Rochdale Unitary 
Development Plan.  

 
 
 
Report Author Rachel Carney 

 
 
 
  _______________________________________________ 
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