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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 2011 and 
the Town and Country Planning (Development Management Procedure) 
(England) Order 2015 together with any Directions 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.



    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 Head of Planning.  

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 



Director (Economy and Environment) 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 Director (Economy and Environment) 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.



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

http://www.rochdale.gov.uk/planning


Application Number: 15/00463/HYBR    Ward: Spotland And Falinge      

Proposal: Full application for conversion of mill building into 22 flats including 
demolition of all remaining buildings and partial demolition of mill chimney.
and
Outline application (including access) for the erection of 80 dwellings

Site Address: Former Dexine Rubber Co. Ltd Spotland Road Rochdale  

Applicant: Hallmark Developments (NW) Ltd
                  

RECOMMENDATION: Grant subject to conditions

DELEGATION SCHEME

The Committee has delegated powers to refuse the application. In accordance with the 
Councils adopted Scheme of Delegation if Members resolve that they are minded to support 
the recommendation to approve the decision must be referred to the Planning and Licensing 
Committee as the proposal is a departure from the Rochdale Unitary Development Plan. 



SITE

The application site which was formally occupied by Dexine Rubber Company is located in the 
north east section of the Spotland Bridge Conservation Area and covers approximately 1.5 ha. 
The site is enclosed by Spotland Road to the north, Primrose Street to the east, Holmes Street 
and Spodden Street to the south and the River Spodden to the west. The site has been vacant 
for several years.

Various buildings are present on the site of various ages and types. These buildings reflect the 
site's historical development and its former uses. Much of the site has, however, been cleared, 
and the only building of any interest is the two-storey redbrick Spotland New Mill which was 
constructed as a woollen mill during the 1870s. The mill was part of a number of mills which 
occupied this general area on the eastern bank of the River Spodden.  Adjacent to the main 
mill building is an octagonal chimney. 

There is a considerable change in levels across the site falling from Spotland Road (136m 
AOD) to the north to a low point to the south west by the River Spodden (126m AOD).  

Access into the site is currently gained from two entrances off Spotland Road, a central 
entrance into the centre of the site and a curving ramped entrance to the west.

Beyond the southern boundary of the site, across the River Spodden are a number of industrial 
units.  In close proximity to the site is Spotland Bridge which is defined by Spotland Bridge New 
Mill which is listed (Grade II).  To the east of the site, are the residential streets of Spotland.  
The majority of the dwellings in this area are terraces built at a high density.  

PROPOSAL

The application is a’ hybrid’ which seeks full planning permission for the conversion of the 
original mill building into 22 flats including the demolition of all the remaining buildings and 
partial demolition of the mill chimney. On the remainder of the site outline planning permission 
with all matters reserved except access is sought for the erection of 80 dwellings.

The details of the proposed full and outline proposals are described below.

Full planning permission. 

The current mill building is divided internally by cast iron columns supporting brick vaulted 
ceilings which in turn support concrete floors above. The internal arrangement of the proposed 
22 residential units has been developed to retain as much of the original internal structure as 
possible with the introduction of new internal dividing/supporting walls. Existing openings in the 
external envelope have been utilised to form windows and door opening serving shared access 
lobbies and corridors and to provide light and ventilation to the proposed accommodation. As 
part of the conversion works repairs will be carried out to the existing building where required, 
along with the recovering of the existing flat roof area to current standards and to ensure the 
building is water tight. Materials and techniques used in the repair works will match those used 
in the existing structure thereby matching and preserving the existing building fabric.

Areas of hard and soft landscaping will be provided around the mill building as indicated on the 
submitted site layout plan. These areas will provide amenity space and designated car parking 
(24 spaces in total) for the future residents of the flats. 



Access to the converted mill and its associated car parking spaces will be taken from the 
existing openings which are from Spotland Road, Primrose Street and Spodden Street.  The 
internal access road surrounds three sides of the mill.  

The full application includes the partial demolition of the chimney.  The chimney lies in between 
the mill building and the boundary with the River Spodden and it is proposed to reduce the 
height of it to 7.5m.  Submitted with the application is a structural inspection report which 
identifies that vertical cracking to three sides of the chimney has taken place and due the width 
and extent of the cracking it is likely to pass through the masonry thickness to the inside face.  
It is recommended that due to the structural condition of the chimney it should be dismantled to 
not greater than 25% of its current height. 

Outline planning permission. 

The outline planning permission only seeks the approval of the principle of residential 
development on the site and the means of access to it.  The new residential development 
would be grouped around the converted mill and access would be sought from the existing 
openings which are from Spotland Road, Primrose Street and Spodden Street.   Matters 
relating to appearance, landscaping, layout and scale are reserved for subsequent reserved 
matters applications.

RELEVANT PLANNING POLICY

National Guidance

Planning (Listed Building and Conservation Areas) Act 1990

Section 72 of the Listed Building and Conservation Areas Act provides that in the exercise of 
the power to determine planning applications for land or buildings within a conservation area, 
special attention shall be paid to the desirability or preserving or enhancing the character or 
appearance of that area.

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): 

Policy G/D/1 (Defined Urban Area)

G/A/1 Accessibility

A/2 New Development  - Accessibility Hierarchy 



A/3 New Development  - Access for Pedestrians and Disabled People

A/4 New Development – Access for Cyclists

A/7 New Development – Access for Service Vehicles

A/9 New Development - Access for General Traffic 

A/10 New Development – Provision of Parking

A/11 New Development - Transport Assessments

G/BE/1 Design Quality

BE/2 Design Criteria for New Development 

BE/8 Landscaping in New Development 

G/BE/9 Conservation of the Built Heritage

BE/16 Demolition of Buildings in Conservation Areas

BE/17 New Development Affecting Conservation Areas

BE/18 Changes of Use within Conservation Areas

G/EM/1 Environmental Protection and Pollution Control

EM/3 Noise and New Development 

EM/4 Contaminated Land

EM/7 Development and Flood Risk

EM/8 Protection of Surface and Ground Water

EM/9 Development Involving Unstable Ground

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/8 Trees on Development Sites 

Supplementary Planning Documents

Biodiversity and Development (SPD)

Energy and New Development (SPD)



Residential Design Guide. (SPD) 

Guidelines and Standards for Residential Development (SPG) 

Affordable Housing (SPD)

Recreational Open Space (SPD) 

SITE HISTORY

2007/D49110 Outline (landscaping and appearance reserved) for 2 apartments blocks 
incorporating 114 apartments, 44 town houses, the retention of no’s 201 
to 211 Spotland Road and the conversion of the existing north and south 
mills and lodge to create 44 apartments and 1811sqm of commercial 
space.  Approved - January 2008. 

2008/D51277 Outline (landscaping and appearance reserved) for demolition of all 
existing buildings, erection of 100 town houses and one commercial 
building (class B1 and D1 – 4735sqft) with associated car parking and 
hardstanding areas.  Refused - October 2008.

2008/D51276 Conservation Area Consent to demolish all buildings on the site.  
Refused - October 2008.

2008/D51558 Outline application (landscaping and appearance reserved) for 
demolition of all existing buildings, erection of 100 town houses and one 
commercial building (class B1 and D1 – 440sq ms) with associated car 
parking and hardstanding areas.  Refused - February 2009

2008/D51559 Conservation Area Consent for demolition of existing buildings and 
above ground structures within site boundary (resubmission D51276) – 
Refused - February 2009

2010/D52989 Outline application (for access, appearance, layout and scale) for the 
construction of 96 dwellings to include the part conversion of the mill, the 
conversion of the engine house and gate house.  Approved December 
2010 

2010/D52990 Conservation Area Consent for demolition of the ancillary buildings 
within the former Dexine Rubber site. Approved December 2010

CONSULTATION RESPONSES

Highways and Engineering – Raise no objections the proposal and make the following 
comments - 

 Throughout the development there appears to be ample space for car parking

 Refuse Collection from this development has been modelled and is achievable

 The new access to the highway created will be suitable for a development of this 
scale.

 This development will not have a significant negative impact upon the local network 
capacity or upon road safety.



 It is recommended that the entire estate should be subject to a self-enforcing 20mph 
zone.

Conservation and Design Officer – It is commented that the proposed sympathetic re-use of the 
Victorian mill building and demolition of the modern structures are welcomed. 

With regard to the chimney it is commented that: - 

 It is a local landmark of the conservation area and is visible from a distance.  

 The structural report identifies defects in the chimney and compares the condition 
to other chimneys in a similar situation with a lack of maintenance over many 
years.  However the report does not appear to be based on a high level survey and 
in some respects is speculative.  Ideally this landmark structure would be repaired 
and retained, however if the condition of the structure and the economics of the 
scheme are such that the chimney does need to be partially demolished it remains 
as tall as possible.

 The structural report suggests that the chimney is up to 35m high and recommends 
that it is demolished to 25% of the height; 25% of 35m would be around 8m high.  

United Utilities - Raise no objection and recommend the following conditions be imposed: - 

 This site must be drained on a separate system, with only foul drainage connected 
into the foul sewer. Surface water should discharge to the nearby watercourse as 
stated in the Flood Risk Assessment to meet the requirements of the National 
Planning Policy Framework (PPS 1 (22) and PPS 25 (F8)) and part H3 of the 
Building Regulations 

 No surface water from this development is discharged either directly or indirectly to 
the combined sewer network 

Natural England - Raise no objections 

Historic England - Recommend that the the application should be determined in accordance 
with national and local policy guidance, and on the basis of your specialist conservation 
advice.

Environment Agency - Raise no objection and recommended the following conditions are 
imposed – 

 The development shall not become occupied until such time as a full structural 
survey of the existing river wall and scheme of remedial works has been submitted 
to, and approved in writing by, the local planning authority. Remedial works shall be 
carried out in accordance with the survey results prior to occupation.

 The development hereby permitted shall not be commenced until such time as a 
scheme to dispose of foul and surface water has been submitted to, and approved 
in writing by the local planning authority. The scheme shall be implemented as 
approved.



 No development approved by this planning permission shall take place until a 
remediation strategy has been agreed in writing by the Local Planning Authority. 

The Victorian Society – The application proposes the conversion of the mill to provide 22 flats 
as well as outline proposal for the erection of 80 dwellings on the wider mill site.  The principle 
of the proposal is certainly to be welcomed.  However the drastic reduction in the height of the 
mills impressive chimney would be harmful to the character and appearance of the 
Conservation Area, depriving it of one its chief and most dramatic architectural landmarks.  The 
structural survey submitted with the application fails to demonstrate that the chimney state of 
dilapidation is such that it could not be retained as part of a successful site redevelopment. In 
the light of the above it is recommended that the application be refused. 

Greater Manchester Ecology Unit  -  No objections 

Greater Manchester Fire and Rescue Service  - No objections 

Greater Manchester Police (Design For Security) - No comment 

Transport for Greater Manchester – Raise no objection and suggest a condition is imposed 
which requires the submission of a Residential Travel Plan. 

Greater Manchester Archaeological Advisory Service - Raise no objections and suggest a 
condition is imposed which require the submission of a Written Scheme of Investigation which 
will record the significance of the sites heritage assets.   

REPRESENTATIONS

The neighbouring properties have been notified, site notices have been posted and the 
application has been advertised in the local press.  Two letters of representation have been 
received which are summarised below followed by the Officers response:

1.  The description of the application is misleading as it proposes a partial demolition of 
the chimney, yet the detailed plans indicate that 80% of it will be demolished thus 
reducing it to a height of just 5m.

Response.  The proposal does seek to reduce the height of the chimney and following 
discussions with the applicant it has been agreed that it will be reduced to 7.5m rather 
than 5m which was originally proposed.  Although it would be regrettable to see the 
majority of the chimney being dismantled, it is considered that its partial demolition 
would not lead to substantial harm to or total loss of significance of this designated 
heritage asset. 

2. All the adjacent dwellings benefit from a security wall and alley gate to the rear.  Will 
the walls and gates remain?

Response.  The purpose of the outline application is to determine whether the principle 
of residential development around the retrained mill is acceptable.   Therefore at this 
time it is not possible to confirm if the walls which form the perimeter of this will be 
retained.  Such matters will be considered if and when a reserved matters application 
is submitted. 



ANALYSIS

The following report includes analysis of the merits of the application against the relevant 
policies of both the National Planning Policy Framework (NPPF) and the adopted Rochdale 
Unitary Development Plan (UDP) together with other relevant material planning 
considerations.

The principle of residential development on this employment site

The application site is subject to Policy EC/3 (Mixed Employment Zones) of the Rochdale UDP 
which states that within Mixed Employment Zones development and changes of use will be 
permitted for the following employment generating uses (Use Classes Order in brackets):

a) Business Use (B1) 

b) General Industry (B2)

c) Warehousing and distribution (B8)

d) Sui generis uses such as the motor trade

e) Entertainment, leisure and tourism uses

f) Retail uses which comply with Policy S/9 (Shops in Industrial Premises).

Other uses, such as housing, are not permitted unless they are:

i. Ancillary and complementary (both in terms of size and function) to the industrial and 
business nature of the employment area; or 

ii. The development forms part of a wider regeneration proposal supported by the Council, 
within the regeneration priority areas defined by policy G/R/1, and a use other than those 
permitted above would be more appropriate to achieving the local and strategic objectives 
of the regeneration programme. 

Housing clearly is not an ancillary and complementary use.  Although the scheme would 
enable the regeneration of the site, it does not form part of a wider regeneration proposal 
supported by the Council and does not comply with sub criterion (ii) of Policy EC/3. The 
application is considered to be a departure from policy EC/3.

Planning law requires applications to be determined in accordance with the development plan 
unless material considerations indicate otherwise. The National Planning Policy Framework 
(NPPF) published in 2012 is one such material consideration and whilst it does not change the 
legal status of the development plan, it promotes a presumption in favour of sustainable 
development, to which there are three mutually dependent dimensions: economic, social and 
environmental.  

Key to its economic dimension is the contribution to building a strong, responsive and 
competitive economy, by ensuring that sufficient land of the right type is available in the right 
places and at the right time to support growth and innovation; and by identifying and 
coordinating development requirements, including the provision of infrastructure.



The social dimension requires supporting strong, vibrant and healthy communities, by 
providing the supply of housing required to meet the needs of present and future generations; 
and by creating a high quality built environment, with accessible local services that reflect the 
community’s needs and support its health, social and cultural well-being.

Finally, the environmental dimension requires that development contributes to protecting and 
enhancing our natural, built and historic environment; and, as part of this, helping to improve 
biodiversity, use natural resources prudently, minimise waste and pollution, and mitigate and 
adapt to climate change including moving to a low carbon economy.

Paragraph 14 of the NPPF states that for plan-making, the presumption in favour of 
sustainable development means that local planning authorities should positively seek 
opportunities to meet the development needs of their area; and Local Plans should meet 
objectively assessed needs, with sufficient flexibility to adapt to rapid change unless any 
adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when 
assessed against the policies in the Framework taken as a whole; or specific policies in the 
NPPF indicate development should be restricted.  

Paragraph 14 of the NPPF goes on to state that for decision-taking, the presumption in favour 
of sustainable development means: 

 Approving development proposals that accord with the development plan without 
delay, and

 Where the development plan is silent, or relevant policies are out-of-date, granting 
planning permission unless:

- Any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in the 
Framework taken as a whole; or 

- Specific policies in the framework indicate development should be 
restricted. 

Emerging Core Strategy and Land Supply

Paragraph 216 of the NPPF recognises that from the date of publication, decision-takers may 
also give weight to relevant policies in emerging plans according to: the stage of preparation of 
the emerging plan; the extent to which there are unresolved objections to relevant policies (the 
less significant the unresolved objections, the greater the weight that may be given); and the 
degree of consistency of the relevant policies in the emerging plan to the policies in the NPPF 
(the closer the policies in the emerging plan to the policies in the Framework, the greater the 
weight that may be given).  

The Core Strategy was submitted for examination in May 2013.  An independent Inspector 
was appointed to hold the examination and the examination in public hearing sessions took 
place in October 2013. Following the initial hearing sessions, and in view of more recent 
evidence emerging from the 2011 census indicating higher than projected population growth 
and household formation rates, the Inspector sent a letter to the Council in November 2013 
which set out his views in respect of the approach to housing.  His concerns related to the 
evidence regarding objectively assessed housing need supporting the target set out in the 
submitted Core Strategy. 



In order to address this issue, the Inspector directed that an update of the Council’s Strategic 
Housing Market Assessment (SHMA) was required and that the examination should be 
suspended in order for the updated SHMA and any associated work to be undertaken.  The 
Council agreed to suspend the Core Strategy at a Cabinet meeting in February 2014 to update 
the housing evidence.  

Following consultation on a draft SHMA in October 2014, the updated SHMA was finalised in 
February 2015 and the Core Strategy examination was recently reconvened in June 2015 to 
consider the updated housing needs evidence. The Inspector’s report and recommendations 
are currently awaited. 

The SHMA proposes that a figure of 460 dwellings per annum (dpa) would be an appropriate 
annual housing target reflecting current evidence on objectively assessed housing need, 
taking account levels of population and household growth emerging from the 2012 Sub 
National Population Projections (SNPP).  It is important at this point however to clarify that the 
SHMA considers a range of need between 460 dpa up to 750 dpa based on various growth 
scenarios and it is for the Inspector to determine the appropriate housing target.  Until the 
Inspector issues the final report, the Council does not have a tested housing target for the plan 
period that would determine the number of dwellings to be delivered per annum and any 
emerging housing target, whether it be 460 or otherwise would therefore have limited weight at 
this time.   However, it is clear that in light of this most recent evidence of housing need that 
the UDP policy requirement for 240 new homes per annum is out of date.  

In determining whether or not a five year land supply can be demonstrated, it is necessary to 
consider the availability of land for housing against the latest tested housing target.  Recent 
appeal decisions have taken what is referred to as the recalculated Regional Spatial Strategy 
(RSS) target into account.  The RSS dates back to 2003 and whilst the RSS was revoked in 
May 2013, the evidence base supporting the document remains relevant.  The RSS target for 
the Borough was 400dpa and the recalculated element refers to ‘unmet need’ arising as a 
result of completion rates per annum falling below this target since 2003.  

In considering housing land supply housing targets, the NPPF requires that a buffer of 5% be 
included in order to ensure that any target continues to be met.  This would typically be land 
brought forward in the plan period to provide choice and competition in the market for land. 
However, this approach would not apply here. In circumstances where there has been a 
record of persistent under delivery of new housing, the NPPF makes clear that this buffer 
should be increased to 20% brought forward in the plan period. In Rochdale Borough’s case, 
housing completions in recent years, and taken as a whole since 2003, are well below the 
previous target of 400 dpa set out in Regional Spatial Strategy (RSS) largely as a result of the 
major demolition programmes within the former Housing Market Renewal areas, which applied 
from 2003.

Therefore, in considering the current five year land supply since the publication of the NPPF, 
Planning Inspectors on recent appeals have taken the view that a 20% buffer should be 
applied in assessing whether or not a five year supply can be demonstrated within the 
Borough.  This is the approach taken by Planning Inspectors in determining recent appeals in 
the Borough relating to the development of Protected Open Land at Broad Lane and Keswick 
Street and designated green space for housing elsewhere within the Borough.  



As at the 1st of April 2015 in order to have met the target set out in RSS the borough should 
have delivered 4800 dwellings between 2003 and 2015 (i.e. 12 x 400).  However, the actual 
number of net completions in the period 2003 to 2015 was 3166.  Therefore this creates a 
shortfall of 1634 (4800 – 3166) that, taking account of the guidance, would need to be made 
up over the remainder of the period up to 2021.  If this shortfall is added to the remaining 
requirement set out in RSS between 2015 and 2021 of 2400 (i.e. 6x400) this creates a need to 
deliver 4034 dwellings in the period 2015-2021.  If this is to be delivered consistently over the 
remainder of the period this equates to 672 per annum (i.e. 4034/6).  This figure could not be 
met from the current published five year supply (i.e. as at 1st April 2014) with either the 5% or 
20% supply buffer.

This recalculated RSS target is higher than that of 621 as at April 2014 (as set out in previous 
committee reports) as completions in 2014/15 were again below the annual requirement set 
out in RSS.

Housing Delivery Rates

Notwithstanding the above, looking at the housing target alone also ignores the particular 
issues faced within the Borough in terms of the delivery of new homes, and the recent 
background of clearance and demolition of housing as part of the Housing Market Renewal 
pathfinder programme. Indeed, between 2003/4 and 2009/10 a total of 1,334 dwellings were 
demolished across the Borough. As a result, during the period between 2008/09 and 2012/13 
there was an average net delivery of only 302 dwellings per year, thus well below the RSS 
target and significantly below the recalculated target.  Following the submission of the Core 
Strategy for examination, the rate of housing completions across the Borough has been below 
that set out within the RSS with a total of net completions of 267 in 2013/14 and 313 for 
2014/15, thus below both the original RSS requirement and the recalculated requirement.  

The Core Strategy seeks to manage the supply of land between the period 2012 until 2028 
and now proposes a higher housing requirement to respond to more recent evidence of 
population growth and household formation rates.  As of 1st April 2015, it must be therefore 
recognised that, were the Inspector to accept that an appropriate annual housing target for the 
Borough is 460, the Council would already be facing a shortfall of 352 housing completions 
against this target for the first three years of the Core Strategy period.  It is therefore 
concluded that the 20% buffer as advocated within the NPPF and accepted by the Inspectors 
as being relevant for the Borough in 2013 at the Broad Lane and Keswick Street appeals 
would similarly apply at the present time.

Going forward, the Borough will face an ongoing and challenging pressure in terms of the 
delivery of new housing against any plan target given a significant number of dwellings are 
proposed to be demolished over the next few years as part of the continued regeneration of 
existing housing areas.  The demolitions would need to be offset by an increase in new 
housing completions in order to avoid a further shortfall in new housing delivery.  

To meet targets going forward will require a significant uplift in the current rate of delivery of 
new housing and a deliverable supply of housing sites attractive to the market will be needed 
to ensure acceleration in the rates of housing delivery can be maintained to ensure housing 
needs are met over the Core Strategy plan period.  The Inspector, in considering the 



soundness of the Core Strategy, may therefore instruct that unmet need is moved forward and 
dealt earlier in the plan period.     

Irrespective of the uncertainty surrounding the appropriate housing target, it is clear that the 
housing policies and targets within the adopted UDP are out-of-date. In such cases, paragraph 
14 of the NPPF very clearly directs that the ‘presumption in favour of sustainable development’ 
means planning permission should be granted unless the adverse impact of doing so would 
significantly and demonstrably outweigh the benefits (emphasis added) when assessed 
against the Framework as a whole; or where specific policies indicate development should be 
restricted.  

Whilst the Core Strategy has not yet been adopted and the policies within it carry limited 
weight at this time, it nevertheless sets out the approach to assessing applications for housing 
developments within such locations and accordingly reflects the approach within the NPPF in 
providing a more flexible and responsive approach to dealing with changes to development 
needs over the plan period.  However, the Core Strategy covers a period between 2013 up to 
2028. As reported previously, consistent undersupply against the housing target in the Core 
Strategy, particularly in the early years of the plan period, would further exacerbate the 
undersupply of housing in the Borough and would prejudice the delivery of the Core Strategy 
in the plan period. It would also be contrary to the NPPF requirement to boost significantly the 
supply of housing. The Inspector may therefore instruct that unmet need is moved forward and 
dealt earlier in the plan period.     

Having regard to the above, the Council is currently unable to demonstrate a five year supply 
of housing land.  In light of this, it is noted that paragraph 49 of the NPPF is clear that 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 and housing 
applications should be considered in the context of the presumption in favour of sustainable 
development. The NPPF must be afforded significant weight in the determination of this 
application and the presumption in favour of sustainable development is engaged. 

With regards to the golden thread of sustainable development running through the NPPF, the 
site is located adjacent to an existing residential area and the urban area of Spotland Falinge.  
The site also adjoins Spotland Road, where there are frequent bus routes to reach jobs, shops 
and other services. The site also lies within easy walking distance from other important 
services such as shops and schools. The site is partially surrounded by existing housing and 
the provision of the necessary infrastructure to serve the site, (roads, sewers, water and power 
supplies etc), could be easily provided from the adjacent roads, without any significant or 
undue harm to the environment. The proposed development is therefore considered to be 
within a sustainable and accessible location.

It is noted that the number of dwellings proposed would make a contribution towards the 
supply of housing within the Borough.  In the context of the above, significant weight is 
afforded to the benefits of the proposal in respect of its contribution to the supply of housing in 
the Borough.  

In summary, the proposal would make use of previously developed land in a sustainable 
location; would contribute to the supply of housing in the Borough and would assist in the 
regeneration of a site which planning permission has previously been granted for residential 
development.  The site is no longer suitable for modern day employment uses and the 



principle of the development is therefore considered to be acceptable and in accordance with 
the NPPF.  

The partial demolition of the chimney 

When considering any planning permission decision that affects a conservation area 
a local planning authority must pay special attention to the desirability of preserving or 
enhancing the character or appearance of that area (Section 72 of the Planning 
(Listed Building and Conservation Areas)) 

National policy set out at Paragraph 131 of the National Planning Policy Framework 
states, “in determining planning applications, LPAs should take account of: the 
desirability of sustaining and enhancing the significance of heritage assets… the 
desirability of new development making a positive contribution to local character and 
distinctiveness”.  At paragraph 133 it is stated that  “Where a proposed development 
will lead to substantial harm to or total loss of significance of a designated heritage asset, 
local planning authorities should refuse consent, unless it can be demonstrated that the 
substantial harm or loss is necessary to achieve substantial public benefits that outweigh that 
harm or loss, or all of the following apply:

 the nature of the heritage asset prevents all reasonable uses of the site;

and

 no viable use of the heritage asset itself can be found in the medium term through 
appropriate marketing that will enable its conservation; and

 conservation by grant-funding or some form of charitable or public ownership is 
demonstrably not possible; and

  the harm or loss is outweighed by the benefit of bringing the site back into use.

Similar guidance is also found at policy BE/16 (Demolition of Buildings in 
Conservation Areas) which states that consent to demolish will only be granted where 
it can be demonstrated that the building cannot be beneficially used and all possible 
efforts have been made to find a use for the building.

Spotland Bridge is  remarkable as a townscape representing the whole of the cotton industry 
from its tiny Georgian beginnings based on water power, through the dramatic developments 
of the Victorian phase, based on steam, to the final large scale developments of the 
Edwardian period, largely based on electricity and modern transport. 

There are essentially three different and important townscape areas in the Conservation Area 
that contrast with one another and tell the story of the development of the cotton industry. 
These are:

The Georgian Townscape, based on water power and cottage industry centred on the lower 
stretch of Rooley Moor Road (Meanwood Brow) down to Spotland Bridge, the adjacent length 
of the River Spodden and the opposite bank overlooking Spotland Road.  This is Rochdale’s 
first industrial townscape, principally based on the woollen industry, water power and cottage 
industry.  It is small scale and domestic and contrasts markedly with later developments.

http://www.english-heritage.org.uk/professional/advice/hpg/hpr-definitions/p/536389/
http://www.english-heritage.org.uk/professional/advice/hpg/hpr-definitions/c/534812/


The Victorian Townscape, based on steam power and improving technology, including the 
first large-scale steam powered mill, Spotland Bridge New Mill. With Spotland Bridge New Mill 
there began the massive expansion of the cotton industry that created the modern town.  
Technology further improved leading to larger, safer, “fireproofed” mills such as Spotland New 
Mill (Dexine). These two mills and their chimneys dominate the Victorian townscape that lies 
either side of the Spotland Bridge and runs eastwards along Spotland Road.  It is 
characterised by smaller Victorian shops, pubs and houses, including a row of Co-operative 
houses (207-211 Spotland Road).  

The Edwardian Townscape, based on late steam power and electricity. In 1900 Mellor Street 
was pushed through to Spotland Bridge to allow electrically powered trams to link the town 
centre to Norden.  The tram sheds and transport office were built as part of the scheme. Also, 
two modern large mill buildings were built, Spotland Bridge New Mill and Mellor Street Mill 

The significance and special interest of the Conservation Area therefore lies in these three 
townscapes and the contrasts between them, in particular, the special contribution of the mills 
that survive. 

Submitted with the application is a Heritage Statement (by Jubb and Jubb – 
Chartered Surveyors and Historic Environmental Advisors) which in accordance with 
good practice considers the following matters: - 

 The historic value of the site and it setting.

 Aesthetic, design and architectural values.

 Use and community values

 Vulnerability.

 Impact Assessment.

 Summary. 

A summary of the above matters are detailed below:

 The site comprises just two extant historic buildings which are the principal 
mill building (built in the 1870s) and the freestanding octagonal chimney.  
The mill building is an early example of fireproof construction and 
historically this is of interest because the mill was originally used for wool 
spinning, which did not required a fire proof mill.  The reason for the mill 
being originally used for wool spinning rather than cotton was due to 
Lancashire Cotton Famine, created largely by the American Civil War and 
the blockading of the southern US cotton ports. 

 The free standing chimney appears contemporary with the mill and it 
echoes a similar chimney to the Spotland Bridge New Mill.  The chimney is 
not entirely intact, as the crown has been lost, and banding has been added 
to restrain movement near the top.  



 The mill building, although not an intact group, and in poor condition, form a 
coherent architectural and technological piece, contributing to the character 
and appearance of the conservation area. The quality of the mill building is 
good with graded architectural ornamentation in keeping with the purpose 
and status of the component parts.

 The removal of the low quality modern buildings could increase the overall 
aesthetic value of the site.

 The previous use of the mill buildings, which ceased prior to the designation 
of the conservation area, has considerable resonance locally and 
regionally, but the community accepts the site is substantially redundant 
and have indicated a wish to conserve its social and communal values.

 The buildings are extremely vulnerable both physically and economically.  
There are structural issues affecting the mill, engine house and chimney.  
The chimney is the most seriously affected.  Repair works to the chimney 
individually are thought to be uneconomic because it has no viable use. 

 The reuse of the site and the conversion of the mil would substantially 
enhance the conservation area by addressing underlying redundancy and 
could impact positively on the appearance of the area. 

 The chimney which has no viable use, could be a burden to the overall 
viability of the scheme. 

 It is concluded that the impact on the industrial character of the 
conservation area as a designated heritage asset is likely to be considered 
less than substantial if some of the chimney and most of the mill is retained. 

Clearly the reuse of the mill building and the loss of the modern industrial sheds are welcomed 
as such works would greatly enhance the character and appearance of the conservation area. 
It is considered that the analysis carried out by Jubb and Jubb is correct and that the partial 
demolition of the chimney would equate to ‘less than substantial harm’ to the heritage asset 
i.e. the Spotland Bridge Conservation Area. There would not be total loss or destruction of the 
significance of the conservation area which covers a wide area, which case law has 
established equates to ‘substantial harm’ but the partial demolition of one element within it. 
The development therefore needs to be considered against Paragraph 134 of the NPPF which 
states that where less than substantial harm is identified to heritage assets then this harm 
should be weighed against the public benefits of the proposal.

It is acknowledged that the chimney, by reason of its height and position, is a local landmark. 
However, it is not entirely intact, as the crown has been lost, and banding has been added to 
the top.  The submitted structural inspection has demonstrated that the chimney has several 
defects, notably the vertical cracking to three sides, and although it would be regrettable to 
see the majority of it being dismantled, this needs to be weighed against the benefits of the 
scheme which include introducing a sustainable use to the redundant mill building and the 
regeneration of the site which has been neglected for several years. The retention of the 
chimney at its current height would represent a liability (due to the possibility of collapse) 
which may mean that the developer and future occupiers of the premises may struggle to 
obtain mortgage finance which could threaten the viability of the scheme. Also, after 



discussions with the applicant it has been agreed that in order to ensure that the chimney 
remains a prominent feature within the site it will be reduced to 7.5m and not 5m as originally 
proposed. 

The harm that is caused to heritage assets has to be considered against the significant public 
benefits that would be delivered as set out in the NPPF (paragraph 134). The proposal would 
complement and add to the Spotland Bridge Conservation Area and would fully utilise a 
previously developed site, delivering high quality buildings and conversion of a heritage asset 
in the conservation area. The proposals would add to the residential growth of the town and 
diversify the housing stock and attract new residents. The proposal includes investment in a 
heritage asset and would enhance the quality of the environment along Spotland Road.  It is 
considered, therefore, that the harm caused by the partial demolition of the chimney would be 
less than substantial and would be outweighed by the public benefits of the scheme as 
required in paragraph 134 of the NPPF.

A condition is recommended which requires that the chimney is recorded through the 
submission of a Written Scheme of Investigation.  In addition, the chimney would not be 
partially demolished unless there is a firm commitment to convert the mill. This can be 
achieved by the imposition of a condition which prevents the developer carrying out the 
approved demolition works to the chimney until a material start on the physical conversion of 
the mill building has taken place.  

In conclusion, it is considered that the proposed scheme will enable the long term retention 
and viable economic reuse of the sites most archaeological and architecturally significant 
building and will be supported by the removal of buildings which have  a negative impact on 
the conservation area.  Also, for the reasons outlined above, it is considered that the loss of 
the chimney is justified as the development as a whole would not lead to substantial harm to 
or total loss of significance of this designated heritage asset.  The proposal is in accordance 
with policy BE/16 of the adopted Rochdale Unitary Development Plan as well as the advice as 
contained with the NPPF. 

Design and External Appearance

One of the core planning principles of the NPPF seeks to secure high quality design.  
Paragraph 58 of the NPPF encourages good design by stipulating that planning policies and 
decisions should aim to ensure that developments:

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

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

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

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



Whilst Policy H/3 is out-of-date in so far as it relates to housing supply, certain criterion of the 
policy remain relevant and state that proposals for housing development on sites not allocated 
for housing or any other use in the plan will be permitted providing that:

 The development provides a mix of dwellings in terms of type and size;

 The proposed development is compatible with surrounding uses, including 
highways, both in terms of its impact upon these uses and the impact of 
surrounding uses upon the amenity of future residents.

Criteria (a), (g) and (h) of UDP policy BE/2 require proposals to demonstrate good design by:

 Ensuring that they are compatible with or improve their surroundings by virtue of 
their scale, density, height, massing, layout, materials, architectural style and detail 
and means of enclosure;

 Providing for safe and convenient access and circulation;

 Minimising opportunities for crime against people or property.

This application is a ‘hybrid’ and seeks full planning permission to convert the mill building into 
22 flats and outline planning (only access sought) for residential development for the rest of 
the site. The flats would be set over 3 levels within the existing mill building with external 
access doors formed within side elevation which overlooks the internal access road.  All the 
existing tall mill windows would be retained and immediately surrounding the mill would be a 
combination of landscaping, footways and car parking.  Due to the size of the windows each 
flat would benefit from good levels of natural light.  It is considered that the proposed external 
works to the mill and the necessary repairs to it would not harm to the overall historic or 
architectural significance of the building subject to suitable planning conditions and would 
provide the future occupiers of the flats would be provided with satisfactory living 
arrangements. 

The indicative scheme for the outline residential scheme shows four blocks of dwellings which 
would surround the mill. This scheme shows that two of the blocks would front Spotland Road, 
lying either side and to the rear of nos. 201 to 211 Spotland Road.  Located in between no’s 
32 to 70 Primrose Street and the side elevation of the mill would be another block of dwelling 
while the other one would lie to the west of the mill. Although matters of detailed are subject to 
a reserved matters application, it is considered the identified locations of the proposed 
residential blocks have the potential to provide a strong and active building edge which would 
complement and enhance the setting of the mill.  

In summary, it is considered that that the development as a whole has the potential to provide a 
high quality residential development which would enhance the character and appearance of the 
conservation area as well as proving high quality homes.  The proposed development is 
therefore in accordance with the requirements of UDP policies BE/2 and BE/17, the Oldham 
and Rochdale Residential Design Guide and the NPPF.

Relationship with surrounding development and residential amenity

One of the core planning principles of the NPPF seeks to secure high quality design and a 
good standard of amenity of existing and future occupants of land and buildings.  Criterion (i) 



of UDP policy BE/2 requires proposals to ensure adequate provision for natural light is made 
both within and between buildings. 

In addition, the space standards outlined in paragraph 5.2 of the Council’s SPG Note 
“Guidelines and Standards for Residential Development” state that a minimum separation 
distance of 21 metres should be retained between principal elevations of opposing dwellings 
and a distance of 14 metres between principal and secondary elevations. The SPG states that 
“where buildings of three or more stories are proposed, or there is a marked difference in 
levels, it will be necessary for the minimum distances to be increased based on 5 metres per 
storey or three metre level change”. Where this cannot be achieved, proposals should be 
“compatible with the density and character of surrounding development”.

The proposed layout of the flats would adhere to the Council’s adopted residential spacing 
standards and therefore satisfactory levels of privacy and amenity would be achieved for the 
future occupiers of the flats and the existing occupiers of the adjacent dwellings which are 
situated along Spotland Road and Primrose Street.

Although details of the layout, appearance and scale of the proposed new build residential 
dwellings are reserved for subsequent approval, they would be grouped around the converted 
mill.  Although it is unlikely that the proposed new build residential scheme would in all cases 
adhere to the adopted residential spacing standards, it is worth noting that for many years the 
outlook from many of the dwellings which overlook the site, especially those on Primrose 
Street, were significantly restricted by the mill buildings which lied close to the perimeter of the 
site. The area is also defined by a tight urban grain where many of the dwellings lie in close 
proximity to one another.  Considering the previous buildings that were present on the site and 
the dense character of the area, the new build residential dwellings could be designed and 
sited to ensure that they reflect the urban character of the area and they do not unduly harm 
the privacy and amenity of the existing occupiers of the adjacent dwellings to such an extent 
that a refusal of planning permission would be justified.  

In summary, the development maintains satisfactorily levels of privacy and amenity between 
the proposed dwellings and the uses which adjoin the site. The proposal would have no undue 
impact on the amenity of neighbouring occupants and would provide adequate amenity for the 
future occupiers of the flats.  Therefore the development is in accordance with the requirements 
of UDP policies EM/3 and BE/2, the objectives of the SPG Note “Guidelines and Standards for 
Residential Development” and the NPPF.

Nature Conservation
Paragraph 118 of the NPPF states that, when determining planning applications, local 
planning authorities should aim to conserve and enhance biodiversity by applying the following 
(relevant) principles:

 if significant harm resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts), adequately mitigated, or, 
as a last resort, compensated for, then planning permission should be refused;

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



UDP policy NE/3 indicates that in areas identified as SBIs, LNRs, SSSIs, SPAs or SACs, the 
effect of land use changes on existing features, species and habitats of ecological value will 
be taken into account in assessing proposals.

UDP policy NE/4 states that development proposals which would affect a species protected by 
National or European law or its habitat will not be permitted unless it can be demonstrated 
that:

 There is no adverse impact on the species concerned;

 Loss of, or damage to habitats supporting such species is minimal and, where 
required, adequate alternative habitats are provided to sustain at least the current 
levels of the population of the species; and

 Where a proposal affects a European Protected Species, it fulfils the appropriate 
criteria for development as set out in National and European legislation.

The ecology studies submitted with the application confirms the following: - 

 The proposals have no adverse direct effect on statutory or non statutory 
designated sites of nature conservation.

 The only habitat feature of ecological interest is the River Spodden and it is 
recommended it is protected during the construction phase of the development. 

 A condition is recommended in order to control the presence of invasive species 
which are present on the site.

 A further bat survey is required to determine the presence or absence of bats within 
the site.  

 Buildings, trees, shrubs or brambles shall only be removed outside the bird 
breeding season. 

 The proposals will secure an opportunity to implement beneficial measures such a 
habitat creation that will safeguard habitats for wildlife, with the aim of providing a 
net gain in biodiversity. 

 It is concluded that the ecological appraisal has demonstrated that a residential 
development at the site is feasible and acceptable in accordance with ecological 
considerations and the NPPF.

The proposal has been reviewed by the Greater Manchester Ecology Unit who have raised no 
objections and it is considered that the proposal would have no detrimental impact on the 
favourable conservation status of any protected species or land and satisfactory protection 
and enhancements can be achieved through the provision of appropriate planning conditions. 
The proposed development is therefore in accordance with the requirements of UDP policies 
NE/2, NE/3 and NE/4, and the NPPF.

Flood Risk and Drainage

Paragraph 100 of the NPPF states that “inappropriate development in areas at risk of flooding 
should be avoided by directing development away from areas at highest risk”.



UDP Policy EM/7 states that development will not be permitted in areas identified as flood 
plains, or other areas where development could contribute to increased flood risk, unless an 
appropriate flood risk assessment has been carried out and all of the following criteria are met:

 It will not increase the risk of flooding within the flood plain or in adjoining areas by 
reducing flood storage capacity, increasing flows within a flood plain or through the 
additional discharge of surface water;

 It will not itself be at risk from flooding;

 Appropriate sustainable drainage systems are used;

 Adequate access adjacent to the water course for maintenance is provided;

 Existing or proposed flood defences are protected;

 It would not result in extensive culverting; and

 Flood defence works required as a consequence of development are provided at 
the developer’s expense.

The accompanying Flood Risk Assessment confirms that the development site area is within 
Flood Zone 1 which is defined as land assessed as having a less than 1 in 1000 years (< 
0.1% AEP) annual probability of river flooding or the sea in any one year. Accordingly, 
residential here is considered both acceptable and appropriate.  

The submitted Flood Risk Assessment states that surface and foul water will be disposed of 
by the way of new sewers and it is likely they will be constructed from the site to existing 
sewers which lie along Spotland Road and Primrose Street.  Both United Utilities and the 
Council’s Drainage Engineer raise no objections to the proposal.  

In the absence therefore of any technical objection to this scheme on flooding or drainage 
grounds from either United Utilities or the Council’s Drainage Engineer it would not be possible 
to substantiate or justify any refusal of planning permission on the grounds of an increased 
risk of surface water flooding in the area.  The Environment Agency is satisfied that the 
proposal is acceptable subject to conditions relating to contamination to prevent pollution of 
the water environment.  Adequate measures can be put in place in order to ensure that the 
development provides drainage arrangements and it poses no unacceptable risk in terms of 
flooding (either on the site or elsewhere) in accordance with the requirements of UDP policy 
EM/7 and the NPPF. 

Contamination

The nature of the previous use is such that remediation will be necessary to ensure the site is 
suitable for residential use.  The applicant has submitted contaminated land reports with the 
application and the Council’s Contaminated Land Officer is satisfied that any issues which 
may exist on the site can be adequately identified and addressed by the imposition of a 
condition.  As noted above, the Environment Agency require additional information in respect 
of controlled waters and contamination and an appropriate condition is therefore 
recommended to require the submission and approval of a contamination report, 
implementation of any appropriate remediation measures identified and a verification report to 
be submitted on completion. It is therefore considered that the requirements of UDP policy 



EM/4 and guidance contained within the NPPF can be satisfactorily addressed through 
condition.

Parking and Access

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

UDP policy A/3 requires development proposals to facilitate safe and convenient access for 
pedestrians, disabled people and other people with restricted mobility. Relative to the scale, 
type and location of the development, proposals should ensure that:

a) Walking routes are safe, convenient, environmentally pleasant, highly visible from 
surrounding land and buildings, well lit and signed;

b) Pedestrian access into development sites is located to provide the most convenient 
route to nearby facilities and destinations;

c) Existing rights of way are maintained or improved; and

d) Walking routes are capable of being shared safely with cyclists.

UDP policy A/8 states that new development will be permitted provided that the additional 
traffic generated will not be detrimental to the safe and efficient operation of the Highway 
Network, both adjacent to and further away from the site. Specifically, proposals should not:

a) Have an adverse impact on the safety of any road users;

b) Have an adverse impact on accessibility for pedestrians, including people with 
restricted mobility, cyclists or users of public transport in the immediate vicinity of the 
development;

c) Substantially increase congestion;

d) Divert traffic on to less suitable roads; or

e) Cause an unacceptable environmental impact on residential properties passed by 
traffic associated with the development whilst accessing the principal road network.

UDP policy A/9 stipulates that development proposals will be required to facilitate safe and 
convenient access for general traffic, which includes cars, motorcycles and commercial 
vehicles. Relative to the scale, type and location of development, proposals should ensure 
that:

a) Roads, junctions and access points to/from premises are safe, convenient and suitable 
for the volume and characteristics of traffic that will be required to use them; and

b) Access for emergency service vehicles and other service vehicles, such as waste 
collection vehicles, is provided.

In addition, UDP policy H/3 (e) states that proposals should be “compatible with surrounding 
uses, including highways, both in terms of [their] impact upon those uses and the impact of 



surrounding uses upon the amenity of future residents, and BE/2 (g) requires proposals to 
facilitate safe and convenient access and circulation.

UDP policy A/10 relates to parking provision and refers to the Council’s Schedule of Parking 
Standards (UDP Appendix C) which identifies maximum standards for car parking provision 
and minimum standards for cycle and motorcycle parking. The maximum standard for car 
parking provision for two-bed (+) houses located outside the town centre is stipulated as two 
spaces per dwelling. The policy states that car parking provision at less than the maximum 
standard will be accepted subject to an assessment of the following criteria:

a) The location of the development and the appropriateness and feasibility of providing 
parking provision within that location;

b) Access to other transport modes;

c) The availability of other convenient and safe off-street parking;

d) The availability of unutilised on-street parking capacity and the ability to accommodate 
parking without harm to visual amenity or pedestrian / road safety; and

e) The willingness of a developer to fund traffic Orders to establish controls on on-street 
parking or other measures to mitigate the impact, including securing modal shift away 
from vehicular traffic and other traffic management measures

With regard to parking the proposed 22 flats would have access to 24 car parking spaces 
which would be grouped together around the mill.  It is considered that due to likely occupant 
profile of the flats the proposed car parking provision for the mill conversion is appropriate and 
acceptable. Furthermore the site is located in a highly accessible and sustainable location, 
being located close to the Spotland Road Local Centre and Rochdale Town Centre.  The 
effect of this will be to reduce the level of car parking demand/ownership than would otherwise 
be the case for a residential development in a less sustainable location. 

The proposed site access strategy is essentially the same to that previously approved in 2010, 
with access sought from the four existing access points; the two Spotland Road entrances 
along with the existing Primrose Street and Spodden accesses.  Each access will be a 
minimum of 5m wide with 2m wide footways. The application demonstrates that a suitable 
layout is achievable and that the dwellings can be satisfactorily serviced.

The submitted Transport Statement calculates the development would generate around 40 
vehicular movements per hour (VPH) during the weekday AM peak hour and 36 arrivals during 
the weekday PM peak hour. The Councils Highways Officer has reviewed the Transport 
Statement are agrees with its findings that the trips associated by the residential development 
would not unduly affect the safe and efficient operation of the local highway network.  

In summary there are no material adverse effects in transportation terms, the development is 
sustainable in its location and the proposal is considered to adhere to the requirements of 
UDP policies A/3, A/8, A/9, A/10 and BE/2, and the NPPF.

Developer Contributions



A development of the size proposed would ordinarily be required to make contributions 
towards recreational open space and affordable housing in accordance with the requirements 
of UDP policies H/6 and H/7.  

Previous contributions applicable to the previous applications included affordable housing,  
recreational open space and off-site highway works (£100,000).  With regard to the offsite 
highways contribution the highway authority have confirmed that unlike the previous 
application the current one is subject to the advice within the NPPF which states that 
obligations must be ‘necessary to make the development acceptable in planning terms and 
fairly reasonable related in scale and kind to the development’.  As it has been demonstrated 
that the development would have no adverse impact on the local highway network, such an 
obligation could now not be justified. 

The current application would normally require contributions to be made towards affordable 
housing, recreational open space and education provision.

The Community Infrastructure Levy (CIL) Regulations pooling restrictions came into force in 
April 2015 and the local planning authority is no longer able to pool contributions from five or 
more obligations to infrastructure projects that could be funded by CIL, whether there is a local 
levy in operation or not.  The CIL regulations require that contributions meet the following 
three tests:

(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 

Notwithstanding the above, the developer has submitted a viability appraisal which outlines 
estimated build costs associated with the development (including abnormal costs, 
contingencies, professional fees and finances costs) and anticipated revenue generated from 
the sale of the dwellings. The appraisal confirms that if the affordable housing and offsite 
recreational open space contributions were required, they would unacceptably impact the 
scheme’s viability to the extent that the development could not be brought forward.  

Paragraph 173 of the NPPF states that pursuing sustainable development requires careful 
attention to viability and costs in plan-making and decision-taking. Plans should be deliverable. 
Therefore, the sites and the scale of development identified in the plan should not be subject 
to such a scale of obligations and policy burdens that their ability to be developed viably is 
threatened. To ensure viability, the costs of any requirements likely to be applied to 
development, such as requirements for affordable housing, standards, infrastructure 
contributions or other requirements should, when taking account of the normal cost of 
development and mitigation, provide competitive returns to a willing land owner and willing 
developer to enable the development to be deliverable.

In addition, paragraph 205 of the NPPF indicates that where obligations are being sought or 
revised, local planning authorities should take account of changes in market conditions over 
time and, wherever appropriate, be sufficiently flexible to prevent planned development being 
stalled. 



The viability appraisal has been reviewed by the Council’s advisors and they are in agreement 
that the developer has demonstrated that the development would not be viable with the 
developer contributions noted above and as such, the development would not proceed.  In 
accordance with the NPPF, it is therefore recommended that the application should not be 
subject to a requirement for developer contributions.  The wider benefits of the scheme are 
also duly noted as the proposed development would deliver the redevelopment of a previously 
developed site and would enhance the character and appearance of the conservation area.  

Energy and Sustainability

The Code for Sustainable Homes is no longer a relevant standard as it was withdrawn by the 
Government on 27 March 2015. In a Ministerial Statement made to the House of Commons on 
25 March 2015, the then Secretary of State for Communities and Local Government, Eric 
Pickles, set out the government’s new planning policy on the setting of technical standards for 
new dwellings which should be taken into account in applying the National Planning Policy 
Framework. This is an important material consideration which needs to be given significant 
weight and which also represents a material change in planning circumstances following the 
previous grant of planning permission on the site.

Between 26 March 2015 and 30 September 2016, the government’s policy is, ‘that planning 
permissions should not be granted requiring, or subject to conditions requiring compliance with 
any technical housing standards other than for those areas where authorities have existing 
policies on access, internal space or water efficiency… where there is an existing plan policy 
which references the Code for Sustainable Homes, authorities may continue to apply a 
requirement for a water efficiency standard equivalent to the new national technical standard 
or in the case of energy a standard consistent with the earlier part of this statement1, 
concerning energy performance’. The Council does not have a specific policy in respect of 
water efficiency. In late 2016 the Building Regulations will be amended to require new 
dwellings to meet an equivalent of what was Code Level 4. 

The direction of travel for Government is clear that sustainability requirements for new 
dwellings should be brought forward through the new national technical standards, making 
reference to up to date Local Plans and the Building Regulations. Given that the new technical 
standards are optional and if the Council wishes to refer to them in decision making this 
should preferentially be through new policies in a Local Plan and the Council’s current policy 
refers to a Code which has now been revoked and is therefore out of date, it is considered 
most appropriate that the sustainability requirements of this development are dealt with by the 
Building Regulations. 

Conclusion

The proposal would assist in the regeneration of a previously developed site, would contribute 
to the supply of housing in the Borough and would utilise a previously developed land in a 
sustainable location.  It is considered that the partial demolition of the chimney is justified as 

1 Which require compliance with energy performance standards that exceed the energy requirements of 
Building Regulations until commencement of amendments to the Planning and Energy Act 2008 in the 
Deregulation Bill 2015 (likely to be late 2016).



the development as a whole would deliver significant public benefits and would not lead to 
substantial harm to or total loss of significance of this designated heritage asset. 

The development would have no detrimental impact on the safe and efficient operation of the 
highway network and suitable access provision would be provided.  The development would 
result in an acceptable relationship with surrounding uses, whilst providing an adequate level 
of amenity for the future occupants of the dwellings.  Adequate measures can be put in place 
in order to ensure that the development provides suitable drainage arrangements and it poses 
no unacceptable risk in terms of flooding (either on the site or elsewhere) and contamination 
subject to conditions. No adverse impacts have been identified that would outweigh the 
benefits of this scheme.  It is therefore considered that the proposal comprises sustainable 
development.

RECOMMENDATION

GRANT subject to the following conditions and reasons

Full Planning Permission – Conditions

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

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

2. The development shall be carried out in complete accordance with the approved 
drawings.

H332/007  - Detailed application site 

H332/001/A – Master Development Plan 

H332/004/A  - Mill – Proposed Plans 

H332/005/A – Mill – Proposed Elevations 

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

3. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no development shall take place until details of all new 
windows and doors (including their materials, finishes, recesses and opening profile) 



have been submitted to and approved in writing by the Local Planning Authority. The 
windows and doors shall be installed in accordance with the duly approved details 
before the apartments hereby approved are first occupied and shall be retained as 
such thereafter.

Reason: In order to ensure use of appropriate materials which are sympathetic to the 
character of the site and its surroundings in the interests of visual amenity and to 
preserve and enhance the character and appearance of the Spotland Bridge 
Conservation Area in accordance with the requirements of Unitary Development Plan 
Policies BE/2 and BE/17 and the National Planning Policy Framework.

Reason for pre-commencement condition: The application proposes the conversion of 
the mill building and these details are required prior to commencement to ensure the 
conversion is undertaken in appropriate materials.

4. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no development shall take place until a method 
statement and specification showing the locations, fixing and materials of the external 
waste, soil and vents pipes has been submitted to and approved in writing by the Local 
Planning Authority.  The waste, soil and vent pipes shall be installed in accordance 
with the duly approved details before the apartments hereby approved are first 
occupied and shall be retained as such thereafter.

Reason: In order to ensure use of appropriate materials which are sympathetic to the 
character of the site and its surroundings in the interests of visual amenity and to 
preserve and enhance the character and appearance of the Spotland Bridge 
Conservation Area  in accordance with the requirements of Unitary Development Plan 
Policies BE/2 and BE/17  and the National Planning Policy Framework.

Reason for pre-commencement condition: The application proposes the conversion of 
the building and these details are required prior to commencement to ensure the 
conversion is undertaken in appropriate materials.

5. No development shall take place until a method statement and specification for the 
necessary repair works to the exterior of the mill building has been submitted to and 
approved in writing by the Local Planning Authority.   The external works shall be 
carried out in accordance with the duly approved details before the apartments hereby 
approved are first occupied.

Reason: In order to ensure  that the repair works are sympathetic to the character of 
the  building and its surroundings in the interests of visual amenity and to preserve and 
enhance the character and appearance of the Spotland Bridge Conservation Area in 
accordance with the requirements of Unitary Development Plan Policies BE/2 and 
BE/17  and the National Planning Policy Framework.

Reason for pre-commencement condition: The application proposes the conversion of 
the building and these details are required prior to commencement to ensure the 
conversion is undertaken in appropriate materials.

6. The partial demolition works to the chimney hereby approved shall not take place until 
a detailed method statement and specification for the proposed works to it has been 



submitted to and approved in writing by the Local Planning Authority.  The submitted 
method statement and specification shall include detailed plans to illustrate that the 
chimney is to be retained at a height of no less than 7.5 metres and a scheme to re-
point the retained section.  The partial demolition works shall be carried out in 
accordance with the duly approved details.

Reason: To ensure the partial demolition works are carried out to appropriate standard 
and to preserve and enhance the character and appearance of the Spotland Bridge 
Conservation Area in accordance with the requirements of Unitary Development Plan 
Policies BE/2 and BE/17  and the National Planning Policy Framework.

7. The partial demolition works to the chimney hereby approved and in accordance with 
condition 6 of this permission, shall not take place until a material start has been made 
in respect of the physical conversion of the mill building and the Local Planning 
Authority  have confirmed in writing that that this event has taken place.  

Reason. In order to ensure that identified benefits of the development which are 
considered to outweigh the less than substantial harm to the heritage asset are 
delivered, in accordance with the with the requirements of Unitary Development Plan 
Policy BE/16  and the National Planning Policy Framework.

8. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no external works to the mill building shall take place 
until a specification for the design and construction of all private parking areas has 
been submitted to and approved in writing by the Local Planning Authority. The parking 
areas shall be constructed in accordance with the approved details before any of the 
apartments hereby approved are first brought into use and retained thereafter for the 
parking of vehicles.

Reason: In order to ensure there is adequate provision for vehicles to be parked clear 
of the highway, to preserve and enhance the character and appearance of the 
Spotland Bridge Conservation Area and to ensure the suitable disposal of surface 
water in order to comply with the requirements of Unitary Development Plan policies 
BE/2, BE/17  and A/10, and the National Planning Policy Framework.

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

Reason: In order to protect the adjoining land from damage and pollution during 
construction, in accordance with Policies NE/2 and NE/6 of the Unitary Development 
Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: As the proposals require ground works and 
engineering works it is necessary to protect the River Spodden before the development 
commences.



10. With 3 months of development first taking place a scheme for the disposal of foul and 
surface water from the site shall have been submitted to and approved in writing by the 
Local Planning Authority. The scheme shall include: 

- Details of the rate of surface water discharge from the site to any soakaway, 
watercourse or surface water sewer (including any necessary flow attenuation 
measures and the use of SUDS where appropriate),

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

- The surface water and foul water shall be drained on a separate system with no 
surface water being discharged to the foul or combined sewer systems.

The scheme shall be implemented in accordance with the duly approved details before 
any of the dwellings are first occupied, or within any other timescale first agreed in 
writing with the Local Planning Authority.

Reason: To prevent an increased risk of flooding as a result of the development and to 
ensure satisfactory disposal of foul and surface water from the site in accordance with 
the requirements of Unitary Development Plan policies EM/7 and EM/8, the Council’s 
Level 2 SFRA User Guide and the National Planning Policy Framework.

11. No external works to the mill shall first take place until a scheme for the design, 
construction and drainage of the new estate roads (including footways) shown on 
drawing no. H332/001/A, has been submitted to and approved in writing by the Local 
Planning Authority. The duly approved scheme shall be implemented before any of the 
apartments hereby approved are first occupied, and the estate road retained as such 
thereafter. 

Reason: To ensure a satisfactory standard of engineering works and surface treatment 
in order to achieve appropriate provision for vehicle access, circulation and 
manoeuvring in accordance with the requirements of Unitary Development Plan 
policies BE/2, A/8 and A/9 and the National Planning Policy Framework. 

12. No external works to the mill building shall take place until full details of the treatment 
of all boundaries around the car parking area and areas of landscaping, including 
details or samples of materials to be used have been submitted to and approved in 
writing by the Local Planning Authority. The development shall be implemented in 
accordance with the approved scheme and to an agreed timescale and retained 
thereafter.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity 
and to preserve and enhance the character and appearance of the Spotland Bridge 
Conservation Area in accordance with Policies BE/2 and BE/17 of the Council’s Unitary 
Development Plan.

13. No external lighting shall be installed on the mill building or elsewhere on the site 
unless a scheme for such lighting has been submitted to and approved in writing by the 
Local Planning Authority.  The submitted scheme shall include details of LUX levels 
from the lights and any necessary cowls or baffles to prevent light spillage into 



neighbouring properties. The approved scheme shall be implemented in accordance 
with the approved details and retained as such thereafter.

Reason. In the interest of visual amenities and to prevent nuisance arising in 
accordance with policies BE/2 of the Council’s Unitary Development Plan.

14. No development shall take place until a full structural survey of the existing river wall 
which adjoins the site and any necessary remedial works to it shall have been 
submitted to and approved in writing by the Local Planning Authority.   Any agreed 
remedial works shall be carried out in full before any of the apartments hereby 
approved are first occupied.  

Reason.  To ensure the structural integrity of the river wall, in accordance with the 
requirements of Unitary Development Plan policy EM/9 and the National Planning 
Policy Framework.

Reason for pre-commencement condition: As the proposals require works adjacent to 
the boundary with the River Roch it is necessary to investigate whether works are 
required to them. 

15. 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, which shall identify all 
previous uses within the site, potential contaminants associated with those uses and a 
conceptual model of the site indicating sources, pathways and receptors and 
potentially unacceptable risks arising from contamination at the site;

ii) an assessment of the potential risks to:

                •  human health,

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

                • adjoining land,

                • groundwaters and surface waters, including controlled waters,

                • ecological systems,

                • archaeological sites and ancient monuments;

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



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

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

Reason: To prevent pollution of the water environment and to ensure the safe 
development of the site in the interests of the amenity of future occupiers in 
accordance with Unitary Development Plan policies EM/4, EM/8 and BE/2, and the 
National Planning Policy Framework.

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

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

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

- A background archaeological documentary survey and assessment 

- Building survey, excavation and recording of the engine house interior 

- Targeted archaeological evaluation 

- Targeted open area excavation 

2. A scheme for public engagement to include making the fieldwork investigations open 
and providing public interpretation. The scheme should consider what can be done 
during the fieldwork and what could be designed and left as a public legacy. 

3. 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. 

4. Provision for publication and dissemination of the analysis and report on the site 
investigation. Publication may include production of a contribution in the Greater 
Manchester’s Past Revealed series, as well as more academic articles. 



5. Provision for archive deposition of the report, finds and records of the site 
investigation. 

6. Nomination of a competent person or persons/organisation to undertake the works 

set out within the approved WSI. 

Reason: To record and advance understanding of the significance of any heritage 
assets to be lost (wholly or in part) in a manner proportionate to their importance and 
the impact, and to make this evidence (and any archive generated) publicly accessible, 
in accordance with the requirements of Unitary Development Plan Policy BE/10 and 
the National Planning Policy Framework.

Reason for pre-commencement condition: In order to understand the significance of 
the heritage assets prior to them being demolished.  

17. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, within three months of development first taking place a 
landscaping scheme for the site shall be submitted to and approved in writing by the 
Local Planning Authority. Such a scheme shall include details of the type, species, 
siting, planting distances and programme of planting of any trees and shrubs. The duly 
approved landscaping scheme shall be carried out prior to the first occupation of any of 
the apartments hereby approved and the areas which are landscaped shall be retained 
as landscaped areas thereafter. Any trees or shrubs removed, dying, being severely 
damaged or becoming seriously diseased within three years of planting shall be 
replaced by trees or shrubs of similar size and species to those originally required to 
be planted.

Reason: In order to achieve satisfactory treatment of open spaces between and 
around buildings in the interests of visual amenity and to provide biodiversity 
enhancements as part of the development in accordance with the requirements of 
Unitary Development Plan policies BE/2, BE/8 and NE/3, and the National Planning 
Policy Framework.

18. Notwithstanding the submitted details, no development shall take place until a further 
bat survey(s) and a comprehensive method statement, which accords with the 
recommendations of the Ecological Survey and Assessment by ERAP Ltd, dated April 
2015, has been submitted to and approved in writing by the Local Planning Authority.  
If roosting bats are present the submitted method statement shall set out how they 
would be safeguarded during the course of the conversion works and appropriate 
mitigation measures/enhancements incorporated as part of the development. 

The duly approved method statement shall be implemented in full accordance with the 
details, recommendations and timescale contained therein and the 
mitigation/enhancement measures shall be fully implemented and made available for 
use before the any of the apartments hereby approved are first occupied and retained 
as such thereafter.

Reason: To ensure that the development does not affect the favourable conservation 
status of protected species, to incorporate appropriate biodiversity enhancements 



including bat roosting features on the site in accordance with Unitary Development 
Plan policy NE/4, the National Planning Policy Framework and the provisions of the 
Wildlife and Countryside Act 1981 (as amended).

Reason for pre-commencement condition: Species could be harmed at the point of 
commencement and this condition would ensure they are afforded consideration during 
the conversion works and beyond.

19. No external works to the mill building shall take place until details of the biodiversity 
enhancement measures (including artificial bird nesting boxes and artificial bat roosting 
sites) to be incorporated into the development hereby approved have been submitted 
to and approved in writing by the Local Planning Authority. The submitted details shall 
identify the actual wall into which the above provisions shall be incorporated and the 
details agreed shall be implemented before any of the apartments hereby  approved 
are first occupied and shall be retained as such thereafter.

Reason: In order to enhance biodiversity in accordance with Section 11 of the NPPF 
and Policy NE/3 of the Unitary Development Plan, and the National Planning Policy 
Framework.

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

Reason: To secure the satisfactory disposal of invasive species of plant, which under 
the terms of the Wildlife & Countryside Act 1981, as amended, it is an offence to be 
caused to spread in the wild, in accordance with the general principles of Policy NE/3 
of the Council’s Unitary Development Plan.

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

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

Reason: In order to prevent any habitat disturbance to nesting birds in accordance with 
Unitary Development Plan Policies NE/3 and NE/4 and the provisions of the Wildlife 
and Countryside Act 1981 (as amended).



22. No external works to the mill building shall take place until a Travel Plan has been 
submitted to and approved in writing by the Local Planning Authority. The Travel Plan 
shall contain measures for promoting a choice of transport mode and a monitoring 
regime with agreed mode share targets. In addition the Plan shall set out the 
monitoring procedures and mechanisms that are to be put in place to ensure that it 
remains effective and shall be reviewed within a framework approved by the Local 
Planning Authority The initiatives contained in the approved Plan shall be implemented 
prior to the first occupation of any of the apartments hereby approved and shall 
continue to be implemented thereafter.

Reason: To encourage people to use more sustainable modes of transport other than 
the motor car, in accordance with Policy A/11 of the Council’s Unitary Development 
Plan and the National Planning Policy Framework.

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

The duly approved CMS shall be adhered to throughout the construction period.

Reason: In order to ensure that appropriate measures are put in place to limit noise, 
nuisance and disturbance to the occupiers of neighbouring dwellings during the 
construction of the development in accordance with the requirements of Unitary 
Development Plan policies BE/2 and EM/3, and the National Planning Policy 
Framework

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

Outline Planning Permission  - Conditions. 

1.  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.

2. The approval of the Local Planning Authority shall be required in respect of the following 
matters before the development is commenced:- the layout, appearance and scale of 
the dwellings and the landscaping of the site.   

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.

3. The development shall be carried out in complete accordance with the approved 
drawings.

H332/006  - Outline application site 

H332/001/A – Master Development Plan 

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

4 Details of finished floor levels and external ground levels for each plot shall be 
submitted to and approved in writing by the Local Planning Authority before any 
development at that plot takes place. The development shall thereafter be 
implemented in accordance with the duly approved details.

Reason:  In order to ensure a satisfactory relationship between the new dwellings and 
between the development and surrounding buildings in the interests of residential and 
visual amenity in accordance with the requirements of Unitary Development Plan 
Policies H/3 and BE/2 and the National Planning Policy Framework.

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

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

- A background archaeological documentary survey and assessment 

- Building survey, excavation and recording of the engine house interior 

- Targeted archaeological evaluation 

- Targeted open area excavation 



2. A scheme for public engagement to include making the fieldwork investigations open 
and providing public interpretation. The scheme should consider what can be done 
during the fieldwork and what could be designed and left as a public legacy. 

3. 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. 

4. Provision for publication and dissemination of the analysis and report on the site 
investigation. Publication may include production of a contribution in the Greater 
Manchester’s Past Revealed series, as well as more academic articles. 

5. Provision for archive deposition of the report, finds and records of the site 
investigation. 

6. Nomination of a competent person or persons/organisation to undertake the works  
set out within the approved WSI. 

Reason: To record and advance understanding of the significance of any heritage 
assets to be lost (wholly or in part) in a manner proportionate to their importance and 
the impact, and to make this evidence (and any archive generated) publicly accessible, 
in accordance with the requirements of Unitary Development Plan Policy BE/10 and 
the National Planning Policy Framework.

Reason for pre-commencement condition: In order to understand the significance of 
the heritage assets prior to them being demolished.  

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

- Details of the rate of surface water discharge from the site to any soakaway, 
watercourse or surface water sewer (including any necessary flow attenuation 
measures and the use of SUDS where appropriate),

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

- The surface water and foul water shall be drained on a separate system with no 
surface water being discharged to the foul or combined sewer systems.

The scheme shall be implemented in accordance with the duly approved details before 
any of the dwellings are first occupied, or within any other timescale first agreed in 
writing with the Local Planning Authority.

Reason: To prevent an increased risk of flooding as a result of the development and to 
ensure satisfactory disposal of foul and surface water from the site in accordance with 



the requirements of Unitary Development Plan policies EM/7 and EM/8, the Council’s 
Level 2 SFRA User Guide and the National Planning Policy Framework.

7. No above ground works shall take until a scheme for the design, construction and 
drainage of the new estate roads (including its footways) shown on drawing no. 
H332/001/A, has been submitted to and approved in writing by the Local Planning 
Authority. The duly approved scheme shall be implemented before any of the dwelling 
is first occupied.

Reason: To ensure a satisfactory standard of engineering works and surface treatment 
in order to achieve appropriate provision for vehicle access, circulation and 
manoeuvring in accordance with the requirements of Unitary Development Plan 
policies BE/2, A/8 and A/9 and the National Planning Policy Framework.

8. No above ground works shall take place until full details of the treatment of all 
boundaries, including details or samples of materials to be used have been submitted 
to and approved in writing by the Local Planning Authority. The development shall be 
implemented in accordance with the approved scheme and to an agreed timescale and 
retained thereafter.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity 
and to preserve and enhance the character and appearance of the Spotland Bridge 
Conservation Area in accordance with Policies BE/2  and BE/17 of the Council’s 
Unitary Development Plan.

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

Reason: In order to protect the adjoining land from damage and pollution during 
construction, in accordance with Policies NE/2 and NE/6 of the Unitary Development 
Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: As the proposals require ground works and 
engineering works it is necessary to protect the River Spodden before the development 
commences.

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



protection shall thereafter be provided in accordance with the duly approved 
methodology.

Reason: In order to prevent any habitat disturbance to nesting birds in accordance with 
Unitary Development Plan Policies NE/3 and NE/4 and the provisions of the Wildlife 
and Countryside Act 1981 (as amended).

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

Reason: To secure the satisfactory disposal of invasive species of plant, which under 
the terms of the Wildlife & Countryside Act 1981, as amended, it is an offence to be 
caused to spread in the wild, in accordance with the general principles of Policy NE/3 
of the Council’s Unitary Development Plan.

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

1. No above ground works shall take place until details of the biodiversity enhancement 
measures (including artificial bird nesting boxes and artificial bat roosting sites) to be 
incorporated into the development hereby approved have been submitted to and 
approved in writing by the Local Planning Authority. The submitted details shall identify 
the actual walls into which the above provisions shall be incorporated and the details 
agreed shall be implemented before any of the houses are first occupied and shall be 
retained as such thereafter unless otherwise agreed in writing with the Local Planning 
Authority.

Reason: In order to enhance biodiversity in accordance with Section 11 of the NPPF 
and Policy NE/3 of the Unitary Development Plan, and the National Planning Policy 
Framework.

2. No above ground works shall take place until a Travel Plan has been submitted to and 
approved in writing by the Local Planning Authority. The Travel Plan shall contain 
measures for promoting a choice of transport mode and a monitoring regime with 
agreed mode share targets. In addition the Plan shall set out the monitoring 
procedures and mechanisms that are to be put in place to ensure that it remains 
effective and shall be reviewed within a framework approved by the Local Planning 
Authority The initiatives contained in the approved Plan shall be implemented prior to 
the first occupation of any of the apartments hereby approved and shall continue to be 
implemented thereafter.



Reason: To encourage people to use more sustainable modes of transport other than 
the motor car, in accordance with Policy A/11 of the Council’s Unitary Development 
Plan and the National Planning Policy Framework.

3. No development shall take place until a full structural survey of the existing river wall 
which adjoins the site and any necessary remedial works to it shall have been 
submitted to and approved in writing by the Local Planning Authority.   Any agreed 
remedial works shall be carried out in full before any of the dwellings approved as part 
of a subsequent reserved matters application are first occupied.  

Reason.  To ensure the structural integrity of the river wall, in accordance with the 
requirements of Unitary Development Plan policy EM/9 and the National Planning 
Policy Framework.

Reason for pre-commencement condition: As the proposals require works adjacent to 
the boundary with the River Roch it is necessary to investigate whether works are 
required to them. 

4. 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, which shall identify all 
previous uses within the site, potential contaminants associated with those uses and a 
conceptual model of the site indicating sources, pathways and receptors and 
potentially unacceptable risks arising from contamination at the site;

ii) an assessment of the potential risks to:

               •  human health,

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

                • adjoining land,

                • groundwaters and surface waters, including controlled waters,

                • ecological systems,

                • archaeological sites and ancient monuments;

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

The development shall thereafter be carried out in full accordance with the duly 
approved remediation strategy and a verification report submitted to and approved in 



writing by the Local Planning Authority before any of the dwellings hereby approved 
are first occupied. 

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

Reason: To prevent pollution of the water environment and to ensure the safe 
development of the site in the interests of the amenity of future occupiers in 
accordance with Unitary Development Plan policies EM/4, EM/8 and BE/2, and the 
National Planning Policy Framework.

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

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

The duly approved CMS shall be adhered to throughout the construction period.

Reason: In order to ensure that appropriate measures are put in place to limit noise, 
nuisance and disturbance to the occupiers of neighbouring dwellings during the 
construction of the development in accordance with the requirements of Unitary 
Development Plan policies BE/2 and EM/3, and the National Planning Policy 
Framework.

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

Report Author Paul Ambrose

__________________________________________





Application Number: 15/00639/FUL    Ward: Milkstone And Deeplish      

Proposal: Change of use of development consisting of 3 no.ground floor retail units 
and 6no self-contained apartments over first and second floors

Site Address: 51 - 63 Tweedale Street Rochdale OL11 1HH  

Applicant: Mr Usman Anjum
                  Sigma Property

RECOMMENDATION: Grant subject to conditions

DELEGATION 

This application has attracted a total of five objection letters as well as a petition against the 
application with 27 signatures. The application therefore falls to be determined by the 
Rochdale Township Planning Sub-Committee. 



SITE

The application relates to an open area of land sited between nos. 51 and 63 Tweedale Street. 
The street numbering indicates that the site was previously developed by five properties and 
historical maps from 1929 show the site to have been accommodated by terraced dwellings, 
as per the surrounding development. The LPA have no evidence at this time of when those 
properties were demolished, but it is thought that the site has been vacant for at least 10 
years. Given the period of time since demolition of the former properties, the site now has an 
overgrown and unkempt appearance and does not appear to be under any formal or informal 
use.

Surrounding the site the area is predominantly characterised by terraced properties that 
mostly comprise residential dwellings. A number of the properties along Tweedale Street are 
however under retail use at ground floor level. The site is also sited directly opposite a former 
school that is now used as the Castlemere Community Centre. There is also a mosque sited 
directly behind the community centre with access to this via Castlemere Street. 

The older terrace properties around the application site commonly have a single storey 
outrigger that projects beyond the main rear elevations. Other properties in the area also have 
two storey rear extensions. The properties to the immediate south of the site (along 
Castlemere Street), are however more modern and these include more uniform rear 
elevations. 

 PROPOSAL   

The application proposes the erection of 3 no. ground floor retail units with 6 no. self-contained 
apartments above (to the first and second floors).

The development would encompass the existing gap between no. 51 and 63 Tweedale Street, 
thus completing the broken terrace, and would comprise a three storey development (with the 
upper storey comprising rooms in the roof space).  The front elevation of the development 
would be set slightly back from the existing frontage of Tweedale Street, by a distance of 
approximately 0.4 metres. The development would then have a depth of approximately, 11.8 
metres (with a stairway projecting a further 2.0 metres). Beyond the building a bin store and 
enclosed courtyard is also proposed and this would project 4.7 metres from the main rear 
elevation. 

The design of the building would incorporate front and rear dormers and the height of the 
building would extend to a maximum of 8.7 metres. The front dormer would be set 0.8 metres 
back from the front most elevation and the rear dormer would extend the full depth of the rear 
elevation, minus the projecting staircase. 

The development would be set out over three floors, with three retail units to the ground floor, 
three residential flats to the first floor and three further flats to the second floor. Each of the 
flats would provide two bedrooms, a bathroom and a through living space. 



To the front elevation the proposed fenestration would include full length shop front windows 
to the ground floor with full length windows also provided to the residential units to both the 
first and second floors. Large, full length expanses of glazing are also proposed to the rear 
elevation, including to the projecting staircase.

In regards materials of construction this is proposed as clay facing brickwork to the ground 
and first floor with natural zinc cladding to the dormers. To the roof a flat single ply roofing 
membrane is proposed with a cedar roof covering above and the windows and door frames 
are proposed as grey aluminium. 

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/1 Defined Urban Area

G/H/1 Housing

H/3 Residential Developments Outside Allocated Areas

H/13 Residential Uses Above Retail and Commercial Uses

G/S/1 Hierarchy and Role of Centres

S/7 Local Shops and Services

S/8 Retails Development Outside Town, District and Local Centres

G/A/1 Accessibility

A/8 New Development – Capacity of the Highway Network

A/9 New Development – Access for General Traffic

A/10 New Development – Provision of Parking



G/BE/1 Design Quality

BE/2 Design Criteria for New Development

G/EM/1 Environmental Protection and Pollution Control

EM/2 Pollution

EM/3 Noise and New Development

RELEVANT SITE HISTORY

02/D40533 – Demolition of Existing Houses and Residential Re-development - Approved

CONSULTATION RESPONSES

Highways

No dedicated parking has been provided. A development of this size and nature would 
generally require 28 dedicated parking spaces.

This location suffers from on street parking problems at present and whilst I expect this 
development will seriously exacerbate the situation I doubt I could sustain an objection to this 
proposal on insufficient parking grounds.

The development can be easily accessed via public transport, a variety of regular bus routes 
travel along the A58-Manchester Road and Tweedale Street offering sustainable transport 
links to and from the development alternative to car travel.

In addition to this rail and Metrolink services are within walking distance of the proposed 
development. 

Rochdale train station is managed by Northern Rail and has 3 platform offering 8 services per 
hour to a variety of destinations. Rochdale's Metrolink service also offers sustainable transport 
links to a variety of destinations with trams running on average every 6 minutes during the day 
between Monday to Saturday, every 12 minutes on Sundays and during the evenings. 

Furthermore the Tweedale Street/Milkstone Road area operates as a local centre offering 
residents of the surrounding area a range of retail and community services. 

This area is also a short walk from the Town Centre area so this is a very sustainable location 
and as a result I don’t believe any attempt to refuse this application on Highways Grounds 
would be successful.

The application proposed will not affect refuse collection from the development. Adequate 
space will be retained as part of the proposed development to store and dispose of refuse 
collection.

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

This development will not have a significant negative impact upon road safety, existing 'No 
Waiting at Any Time' restrictions will deter on street parking directly outside the development. 



This application will not impact upon the highways layout.

No new access to the highway will be created by this development. 

Existing highways drainage will not change as a result of this development.

No public right of way will be obstructed by this development.

Env Health - Noise/Odours -  

No objection in principle to the proposal but recommend a condition requiring the flats to be 
designed and constructed to meet stipulated internal noise levels. 

REPRESENTATIONS

The application has been publicised with a site notice and neighbour notification letters. Five 
letters and one petition with 27 signatures have been received in objection to the application. 
The points raised in objection are: 

 The aesthetics of the building are not in keeping with surrounding and adjacent 
properties. 

 The development is on 3 levels and is higher than the adjacent properties. The 
visual impact is not in keeping with existing.

 No information included on how waste and litter disposal will be managed. 

 No information in the application on parking arrangements to accommodate the 
retailers and residential apartments. 

 Vehicular access to Bridlington Square has always been an issue. This 
development will add to the problems.

 The development will attract more traffic and the area is already at a breaking 
point, with limited capacity for parking. 

 The existing community centre, shops and mosque result in parking issues in the 
area. 

 No information on access to the apartments.

 Lack of information on retail assessment, crime and litter impact and traffic 
management.

 The rear balconies will impact on the privacy of the neighbouring properties, 
affecting Castlemere Street, Mere Street and King Street East. 

 Concerns over consistency and transparency if the application is determined under 
delegated powers.  

 There has been no consultation with Ward Councillors and the community and 
selective correspondence to residents. No consideration for those with limited 
literacy/IT skills. 



 Planning application is not being openly discussed in township planning committee.

ANALYSIS

Principle of development

The application site is Defined Urban Area as allocated under the Rochdale Unitary 
Development Plan. As such policy G/D/1 is relevant to any applications on the site and this 
establishes that development should be located in the urban area so as to support urban 
regeneration and protect the countryside. 

The site is located outside of the nearby local centre which is sited approximately 36 metres to 
the east. Not being in the local centre and given the mixed use of the development policy S/7 
is relevant to the retail element of the proposal and this advises that shops of an appropriate 
scale to serve local needs will be permitted outside the existing centre, provided that:

 It is in a location that is not, or will not be, reasonably served by an existing centre 

 There are no suitable vacant shop or service units available in the vicinity

 It will be suitably located in terms of access by foot, and

 It will not unduly affect the amenity of nearby residents or other uses by reason of 
noise, traffic generation and hours of opening.

Development of shops or other services should be in a location that is not already being 
served by an existing centre or shop. This is to ensure existing shopping facilities are 
protected. In regards to the development, the proposed site is located immediately adjacent to 
an existing local centre, which is considered to be acceptable. Therefore, the proposed site is 
considered to serve a local need as it lies immediately adjacent to Milkstone and Deeplish 
Local Centre.

In respect of criteria b, Milkstone and Deeplish Local Centre is considered to be a very well 
established economically active and viable local centre, with very low vacancy rates and a 
high level of expression of interest from businesses wishing to locate there. They are therefore 
satisfied that there are no suitable units within the vicinity and the general health of the local 
centre could support the additional retail proposed. 

In light of the above, it is considered that the principle of providing retail units at the site is 
acceptable. Consideration is still required into the other material considerations of the policy 
including amenity and highway safety. 

Examining the residential flats above it is noted that the most relevant policy is H/13 and this 
establishes that residential uses above commercial will be acceptable provided that:

- The proposal does not have a significant adverse impact upon the character of the 
surrounding area and the amenity of residents in any neighbouring properties by 
reason of noise, visual intrusion or loss of privacy. 

- The proposal should provide adequate bin storage areas; and

- The proposal should make suitable, safe and convenient arrangements for access and 
servicing. 



In respect of part a) of the above policy the area is predominantly mixed-use retail and 
residential and therefore residential is considered as a complimentary use to the existing 
character of the area and is an appropriate use for the site. Consideration is still required into 
the remaining material factors, these being amenity and highway safety. 

In light of the above it is considered that the principle of provide a retail units with residential 
above is acceptable at the application site. As mentioned, consideration is still however 
required into other material matters, these including amenity, highway safety and the 
environment.

Visual amenity 

It is important that visual amenity is considered under any application for new development 
and under policies G/BE/1 and BE/2 of the UDP it is established that new development will be 
required to contribute to the provision of an attractive, safe and accessible built environment 
and demonstrate good design, ensuring it is compatible with or improves its surroundings. In 
demonstrating good design proposals should also:

 Create visual interest in areas or buildings lacking character

 Take opportunities to retain, enhance or create views, landmarks and other 
townscape features which make a material contribution to the character of the area 
and reveal such feature to public view. 

 Retain and enhance the architectural or historical quality and feature of a building 
of character. 

 Include appropriate treatment of open spaces between and around buildings, 
including the provision of landscaping as an integral part of the development layout. 

 Retain key natural features, including trees, as part of the landscaping of the site. 

 Provide for safe and convenient access and circulation

 Minimise opportunities for crime against people or property.

 Make adequate provision for natural light within and between buildings

 Minimise the potential environmental impact of and on the development. 

Looking at the design of the proposed development it is acknowledged that while the major 
form replicates the original terrace properties that are characteristic of the area, the 
development has been designed in a more contemporary fashion, thus meaning that elements 
such as the scale, material palette and roof design differ in some manner from the surrounding 
development. 

Looking at the height of the building and the inclusion of dormers it is considered that although 
this would differ from the adjacent buildings, the style proposed would be a contemporary 
addition that would enhance the character of the surrounding street scene. The increase in 
height would be marginal, with the maximum height extending only 0.6 above the adjacent 
properties, and although this would be viewed, especially from the side elevations, as a 



development not inline (spatially) with the surrounding structures, it is considered that when 
viewing the additional height alongside the contemporary design that this would facilitate, that 
the additional height would not be detrimental to the street scene and visual amenity of the 
area. 

An integral part of the contemporary design proposed is the large zinc clad dormer that would 
extend along the full width of the property and be only slightly inset from the eaves to the front 
elevation with no inset to the rear. Often dormers can make unsightly additions to properties, 
especially when they are large in scale and visible from the street scene. However, in the case 
of this development it is considered that the dormer is integral to the contemporary design 
proposed and comprises part of the modern design, which itself is considered to enhance the 
street scene.  The design of the building, including the dormer and overall fenestration style, 
does not attempt to replicate the adjacent properties but is designed in a complementary style 
which comprises a more modern version of the Victorian era terraces which are characteristic 
of the area. The area around the application site suffers from low social mobility and it is 
considered that the contemporary design proposed will help to lift the street scene and assist 
towards regenerating the area in a positive manner. The contemporary style of the dwelling is 
also benefitted by the use of materials which includes a mix of brick that is similar to the 
existing material palette and the introduction of zinc cladding and a cedar roof. These 
materials would complement the design of the development and are considered to be 
acceptable in achieving an appropriate proposal on the site. 

It is acknowledged that some of the objections received reference concerns over the design of 
the development and it appears that these objections consider the design should be more 
similar to the adjacent terrace properties. These concerns are recognised but it must also be 
recognised that design evolves with time and it is not always appropriate to replicate the 
design of properties that are from a different era and around 100 years old in age. The NPPF 
makes it clear under chapter 7 that planning decisions should not attempt to impose 
architectural styles or particular tastes and they should not stifle innovation, originality or 
initiative through unsubstantiated requirements to conform to certain development forms or 
styles. It is, however proper to seek to promote or reinforce local distinctiveness. 

In the case of this application it is considered that the proposal makes a good balance 
between protecting the local character of the area and providing a modern development that 
would bring a new and uplifting addition to the street scene, improving the overall character 
and appearance of the area. The proposal is as such considered to be a positive addition to 
the street scene and one that would enhance the visual amenity of the area. As such, in this 
respect the application accords with policies G/BE/1 and BE/2 of the UDP as well as the 
NPPF.

Residential amenity

It is important that consideration is also given to residential amenity, in respect of both the 
proposed uses at the site as well as the physical implications from the buildings proposed 
scale, design, layout and position. 

Looking at the two proposed uses, these being commercial (A1 retail) to the ground floor and 
residential (C3 dwellinghouse) above, it has already been established that the principle of 
providing these at the site is acceptable. The area is established as mixed use, adjacent to a 
local centre, and the proposal would therefore be in keeping with existing land uses around 
the area. It is however important to ensure that the proposal would not impact unduly on 



matters such as noise and other pollution effects, with regards given to the impact on the two 
uses on each other as well as the impact of the development upon existing surrounding 
properties.

To assess the above, consultations have been undertaken with the Councils Environmental 
Health Officers and they have confirmed no objection to the application. A request has 
however been made for inclusion of a condition relating to sound levels in the proposed flats. 
This is considered to be a reasonable request and will ensure that future residents of the flats 
are not subject to excessive noise levels. A condition will also be required to control the 
opening times of the retail units. 

In respect of other matters, it is important that the development provides adequate space 
about buildings, with paragraph 5.2 of the Councils SPG ‘Guidelines and Standards for 
Residential Development’ recommending that a minimum separation distance of 21 metres 
should be provided between principal elevations of opposing dwellings and a distance of 14 
metres between principal and secondary elevations. Where these separation distances cannot 
be achieved proposals should be “compatible with the density and character of surrounding 
development”. 

Looking at the proposal it can be seen that there would be no concerns regarding distance to 
the front of the site, with the development bordering onto Tweedale Street and sited the 
opposite side of the highway to the Castlemere Community Centre. To the rear of the site it is 
noted that a number of objections have raised concerns in respect of the overlooking that the 
development may cause, and indeed, when the application was first submitted the Council 
shared these concerns as the proposal included rear facing balconies that would have allowed 
close overlooking of the nearest adjacent property (47 Castlemere Street). These concerns 
were however raised with the agent and the balconies have subsequently been removed from 
the application. 

With the balconies removed from the application it is considered that the relationship created 
to the rear of the site would be acceptable. It is acknowledged that the development fails to 
achieve the distances recommended under the SPG, with approximately 10 metres provided 
between the main rear elevation and the side of no. 47, with this decreasing to approximately 
8 metres when measured from the stairwell. These distances, especially those to the main 
rear elevation where the habitable room windows are proposed, are not however dissimilar to 
the distances seen on existing properties in the area, including those immediately adjacent the 
site. Properties in the area have a well-established character of having only small rear yards 
(approximately 3-7 metres deep) and a separation distance from adjacent properties running 
perpendicular, at a distance of approximately 5-10 meters. Given the above distances seen 
around existing properties it is considered that the distances currently proposed would be 
compatible with those seen in the area and would adequately provide the level of amenity, as 
would be expected at a residential property in the area. With this in mind it is considered that 
although the distances set down within the SPG could not be achieved, the development 
would still comply with its requirements, in so much as the proposal would be compatible with 
the density and character of surrounding development. 

In light of the above, it is considered that the development would provide adequate space 
about buildings so as to protect future and existing residents from any excessive levels of 
overshadowing and/or loss of privacy. The application is therefore acceptable in this respect 



and in accordance with policies G/BE/1, BE/2 and H/13 of the Rochdale Unitary Development 
Plan.  

Highway Safety

With any application for new residential development it is important to assess the impact on 
highway safety and under policy A/8 it is established that new development will be permitted 
provided that the additional traffic generated will not be detrimental to the safe and efficient 
operation of the highway network, both adjacent to and further away from the site. 
Furthermore, policy A/9 requires development to facilitate safe and convenient access for 
general traffic, which includes cars, motorcycles and commercial vehicles, ensuring road, 
junctions and access points are safe, convenient and suitable for the volume of traffic 
proposed. Additionally, appropriate access for emergency vehicles and other service vehicles, 
such as waste collection vehicles should be provided.  Maximum car parking standards are 
also set down under policy A/10 of the UDP.

In terms of highway safety it is noted that a number of objections refer to this matter as a 
concern, with specific reference made to the existing congestion and parking problems in the 
area, the blocking of existing accesses and fears that the development will only serve to 
increase these existing issues. 

To fully assess the impacts on highway safety consultations have been undertaken with the 
Council Highway Services and they have confirmed no objection to the application. Highway 
Services have confirmed that a development of this size and nature would normally require 28 
dedicated parking spaces and they have also noted that the site location suffers from on street 
parking problems. As such, highways do expect the development to exacerbate the current 
situation, however the site is easily accessed via public transport, with a variety of regular bus 
routes traveling along the A58 Manchester Road and Tweedale Street, offering sustainable 
transport links to and from the development site. In addition, the rail and Metrolink services are 
also within walking distance of the application site, with both services offering routes to a 
variety of destinations. Furthermore, the Tweedale Street/Milkstone Road are operates as a 
local centre offering local residents a range of retail and community services and is also a 
short walk to Rochdale town centre. 

With the above in mind, Highway Services consider the site to be in a very sustainable 
location where a reason for refusal on highway safety grounds could not be defended. As 
such, while the objectors concerns are fully recognised, it is considered that the application 
could not be sustainably refused because of the congestion and lack of parking in the area. 
Furthermore, due to existing parking restrictions in the area, including ‘No Waiting at Any 
Time’ restrictions directly outside the development, will deter on street parking directly outside 
the development. 

In other highway considerations the objectors have raised concerns over waste disposal and 
questioned how this would work. The plans clearly illustrate bin storage to the rear with access 
then to the rear yard area (called Bridlington Square by objectors). Highway Services have 
assessed this proposed arrangement and have confirmed that adequate space will be retained 
as part of the development to store and dispose of refuse collection and the proposal will not 
adversely impact on refuse collection from the development. With these comments in mind it is 
as such considered that there would be no highway safety harm caused by the proposed bin 



storage and collection arrangements and this element of the application is therefore 
considered to be acceptable. 

In light of the above it is considered that the application is acceptable in terms of highway 
safety. The objectors concerns are recognised, but due to the sustainable location of the site it 
is considered that there would be no undue detriment to highway safety, such that a highway 
reason for refusal could be sustained. The application is as such acceptable in the above 
regard and in accordance with policies G/A/1, A/8, A/9 and A/10 of the Rochdale UDP. 

Other considerations

In other considerations it is noted that the objectors consider that there is no information 
regarding how access to the apartments/flats will be gained. The plans however clearly show 
that access to the residential development would be gained from the rear of the site and for 
the reasons discussed above, this access is considered to be acceptable. It is acknowledged 
that the objectors may have concerns over increased use of the rear yard (Bridlington Yard), 
however nothing has been submitted to demonstrate that there are any restrictions over 
access from this direction. Furthermore, although access to the yard and peoples’ homes may 
currently be blocked by inconsiderate parking, this is not a matter that can be controlled 
through the current application and as is discussed above, the proposal is considered to be 
acceptable in terms of highway safety. If illegal parking is taking place in the area this must be 
controlled through the appropriate methods, that being either through the police or traffic 
enforcement officers.

The objectors have also stated that there is a lack of information on retail assessment, crime , 
litter impact and traffic management. Sufficient information has however been submitted to 
adequately assess the application and it is considered that no additional information is 
required in respect of any of these matters. 

There are no additional material considerations in respect of the above application and taking 
the above into account, the recommendation is for approval. 

Summary and Planning Balance

The application would bring into use a long standing vacant, brownfield site with a mixed use 
retail and residential development. It would contribute to the Borough’s housing land supply 
and create jobs adjacent to a thriving district centre. These benefits could be realised without 
harm to established interests of visual amenity, residential amenity, highway safety and any 
other considerations. The development complies with the development plan and / or relevant 
policy in the National Planning Policy Framework. The presumption in favour of sustainable 
development set out in Paragraph 14 of the NPPF therefore applies and there application is 
recommended for approval. 



RECOMMENDATION

Grant subject to the following conditions:-

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

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

 2 This permission relates to the following plans:- 

- Location Plan - Drawing no. 01 - Received 5th June 2015

- Site Location Plan - Drawing no. 08 - Received 19th October 2015

- Site Layout as Proposed - Drawing no. 02 - Received 19th October 2015

- Ground Floor Plan - Drawing no. 03 - Received 19th October 2015

- First Floor Plan - Drawing no. 04 Rev A - Received 19th October 2015

- Second Floor Plan - Drawing no. 05 Rev A - Received 19th October 2015

- Front Elevation as Proposed - Drawing no. 06 - Received 19th October 2015

- Rear Elevation as Proposed - Drawing no. 07 Rev A - Received 19th October 
2015

- Rear Elevation as Proposed - Drawing no. 09 Rev A - Received 19th October 
2015

- Side Elevation as Proposed - Drawing no. 10 Rev B - Received 29th October 
2015

- Side Elevation as Proposed - Drawing no. 11 Rev B - Received 29th October 
2015

- Design and Access Statement - Received 5th June 2015

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.

 3 Notwithstanding any description of materials in the application no development shall 
take place until samples or full details of materials to be used externally on the 



building(s) have been submitted to and approved in writing by the Local Planning 
Authority. Such details shall include the type, colour and texture of the materials. Only 
the materials so approved shall be used, in accordance with any terms of such 
approval.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity 
in accordance with Policy BE/2 of the Council's Unitary Development Plan.

 4 No development shall take place until details of the siting, design and materials to be 
used in the construction of walls or fences for boundaries, screens or retaining walls 
have been approved in writing by the Local Planning Authority. The approved 
walls/fences shall be erected before the development/dwelling hereby approved is first 
occupied/brought into use and shall thereafter be retained.   

Reason: In the interests of the amenity of the occupiers of neighbouring residential 
properties and the general visual amenities of the vicinity in accordance with policies 
H/4/ H/11/and BE/2 of the Rochdale Unitary Development Plan.

 5 The retail units hereby approved shall not operate outside the hours of 0800 to 1800. 

Reason: In the interests of residential amenity and to protect adjacent properties from 
undue levels of disturbance and to accord with policies S/7, G/EM/1, EM/2 and EM/3 of 
the Rochdale Unitary Development Plan as well as policy in the National Planning 
Policy Framework. 

 6 A scheme to demonstrate that the following internal noise levels can be achieved in the 
residential flats shall be submitted to and approved in writing by the Local Planning 
Authority before the development first takes place. The noise levels required are:- 

 25 dB(A) Leq (1 hour) in the bedrooms with the windows shut and other means of 
ventilation provided between 0700 and 2300 hours.  

 30 dB(A) Leq (1 hour) in the bedrooms with the windows shut and other means of 
ventilation provided between 2300 and 0700 hours.

 40 dB(A) Leq (1 hour) in other habitable rooms with windows shut and other means 
of ventilation provided at all times. 

The development shall be completed in accordance with the approved scheme and the 
required noise levels shall be achieved thereafter. 

Reason: In the interests of residential amenity and to ensure future residents of the 
development are not subject to excessive levels of noise and disturbance and to 
accord with policies S/7, G/EM/1, EM/2 and EM/2 of the Rochdale Unitary 
Development Plan. 

Reason for pre-commencement condition: The required noise levels may dictate the 
build technique and/or materials and the details are therefore required prior to 
commencement. 



 7 The bin storage facilities as shown on drawing no. 03 - Ground Floor Plan, shall be 
provided in full prior to first occupation of the retail and/or residential units and shall 
remain available for the storage of refuse thereafter. 

Reason: In the interests of visual and residential amenity and highway safety and to 
ensure that refuse is stored neatly within the site and to accord with policies G/BE/1, 
G/EM/1 and A/8 of the Rochdale Unitary Development Plan.  

Report Author Rachel Carney

______________________________________________



Application Number: 15/01024/FUL    Ward: Norden      

Proposal: Change of use of land to form 12 parking spaces (part-retrospective) - 
Resubmission of 15/00253/FUL

Site Address: Land Opposite White Ash Terrace  Church Road Heywood Rochdale 
BL9 6TU

Applicant: Mr Barrie Ashworth
                  

RECOMMENDATION: Refuse permission

DELEGATION SCHEME

The application has been called to committee by Councillor Winkler for the following reason: 

“The applicants are resident in the terrace and wish to develop a safe place to park 
vehicles off the main carriageway which is narrow and unsuitable for parking.  With the 
agreement of all residents in the terrace I would like the committee to consider consent for 
a suitable scheme with appropriate finishes and landscaping so as not to impact upon the 
visual amenity but provide a practical solution to the parking difficulties faced by the 
applicant and other residents.”



The Rochdale Township Planning Sub Committee has delegated authority to refuse the 
application, however if Members are minded to approve the proposal, it must be referred to 
the Planning and Licensing Committee in accordance with the Scheme of Delegation as this 
decision would be a departure from the UDP, as well as being contrary to a previous decision 
of the Council.

SITE

The application relates to a section of land, measuring approximately 300m², located on the 
opposite side of the highway (Bridleway 45) to the dwellings at White Ash and White Ash 
Terrace in Birtle. The site is located within the Green Belt and the Birtle Conservation Area, 
and forms part of a larger parcel of attractive green space in this area.

This larger parcel of land contains a number of trees, the majority of which are covered by 
Tree Preservation Order 10, although the specific section to which the application relates does 
not consist of any trees covered by this TPO. The application site does contain two Silver 
Birch trees but consent to remove these has previously been granted under a ‘Works to trees 
in a Conservation Area’ application.   

The application site was until approximately 6 months ago covered by dense vegetation, 
however much of this was been cleared, exposing the shallow topsoil and a significant section 
of the previous low stone wall was also removed. Since the removal of the thick vegetation 
and wall, it appears as though the land has been left and over the summer months vegetation 
has begun to regrow. It also appears as though the land level has been raised slightly to that 
of the highway as previously it was set at a slightly lower level.    

The application has been submitted with Certificate B signed, meaning that the application site 
is not solely owned by the applicant. The application states that notice has been served on the 
following properties, who along with the applicant from 1 White Ash Terrace, own this land:  

2 White Ash Terrace

3 White Ash Terrace

1 The Ormrods

2 The Ormrods

In May 2015 a part-retrospective application to change the use of this land to provide car 
parking for up to 15 vehicles was refused under delegated powers (15/00253/FUL). 

PROPOSAL

The application seeks consent (part-retrospective) to change the use of this land to provide 12 
parking spaces. 

The submitted application is accompanied by a basic layout plan showing the area which is to 
be used for car parking and the application form states the surface would be finished using 
graded limestone, with the spaces laid out with logs. As mentioned above, the land levels on 
site have been altered in advance of the application being submitted, although no detailed 
information of these level changes have been submitted with the application. Additionally, the 
original vegetation from the land has already been removed, as has a significant section of the 
low stone wall, however as this took place over six months ago (before the original 



submission) the land is starting to become vegetated again. The submission states that the 
boundaries of the car park will be landscaped with appropriate planting to provide screening. 

The submitted Design and Access Statement comments that the application has been made 
to secure safe off-street parking spaces for residents as it is not uncommon for households to 
own 2 or 3 cars in this area.   

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): 

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

G/BE/1            Design Quality

BE/2                Design Criteria for New Development



G/BE/9 Conservation of the Built Heritage  

BE/17 New Development Affecting Conservation Areas 

G/A/1 Accessibility 

A/9 New Development – Access for General Traffic

A/10 New Development – Provision of Parking

PUBLICITY

Earliest Decision Date: 28 October 2015

Revised Expiry Date:  No extension agreed  

Site Notice: Affecting Character of Cons Area     Date Displayed: 10 September 2015

Site Notice: Departure Date Displayed: 10 September 2015

Site Notice: Departure Date Displayed: 10 September 2015

Press Advert: Press Ad – Departure from Development Plan    Date Published: 7 October 
2015

Press Advert: Press Ad - Affect Character of Con Area   Date Published: 7 October 2015

RELEVANT SITE HISTORY

15/00253/FUL - Change of use of land to form 15 parking spaces (part retrospective) – 
Refused for followings reasons: 

 The change of use of the land for the parking of vehicles and the laying of a hard 
surface, represents inappropriate development in the green belt.  Inappropriate 
development is harmful to the Green Belt by definition and should not be approved 
except in very special circumstances.  The proposed development would harm the 
openness of the Green Belt and would conflict with the purposes of including land 
within it.  The applicant has failed to demonstrate that there are very special 
circumstances to permit the type, scale, size and form of development proposed.  As 
such, the proposal is contrary to the National Planning Policy Framework and Policies 
G/D/2 ‘Green Belt’ and D/4 ‘Control of Development in Green Belt – General) of the 
Rochdale Unitary Development Plan.

 The application site is located within the Birtle Conservation Area and the proposed 
change of use of land for the parking of vehicles, including the laying of a hard surface, 
would be incongruous and visually intrusive within the street scene and would detract 
from the character, appearance and landscape qualities of the Conservation Area.  
The public benefits of the proposal do not outweigh this harm and as such, the 
proposal does not comprise sustainable development and is therefore contrary to 
policies BE/2 and BE/17 of the Rochdale Unitary Development Plan and the National 
Planning Policy Framework.



CONSULTATION RESPONSES

Highways And Engineering - Due to an existing high volume of on street parking at White Ash 
Terrace/Church Road this proposal will impact positively upon the surrounding area. In 
addition to this road safety within the immediate area of the proposed car parking facility will 
improve.

Vehicles have sufficient room to access/exit the proposed car parking spaces and as the 
development is beneficial to local residents the new car parking area opposite White Ash 
Terrace is supported by the Highway Officer.

Conservation Officer – Comments awaited at the time of producing this report and will be 
reported in the update.  

REPRESENTATIONS

Letters of notification were sent to surrounding neighbours, a notice positioned close to the 
site and an advert taken out in the local press. In response to the publicity four letters of 
support have been received and these can be viewed in full on the Council’s website. The 
points raised in the objections and the Planning Officer’s responses are summarised below: 

 It is currently almost impossible to park and maneuverer vehicles in this area. There is 
no existing parking provision or an alternative solution. This affects both residents and 
visitors to the area. 

Response: The Officer accepts that parking is an issue in this area, but this has always 
been the case and when moving into this rural area residents would have known that 
the majority of houses do not have off-street parking provision. 

The area (and residents) has successfully managed in the past without the proposed 
parking area.

 There is no public transport in this area, the nearest bus stop is over one mile away. 

Response: In a directly line the nearest bus stop on Bury and Rochdale Old Road is 
540m away. In terms of walking on public highways this distance is 740m (approx. half 
a mile) and at an average walking speed this walk would take approximately 10 
minutes. This is not considered to be an unreasonable, distance. Notwithstanding this, 
residents chose to live in a rural area, with limited parking provision. 

 There are three bedroom houses with no current parking provision.

Response: Again the residents purchased these houses without off-street parking 
provision in the Green Belt and Conservation Area.  

 The lane is unlit and poorly made up, making access and parking both difficult and 
dangerous. The road is used for a large number of recreational purposes (horse riders, 
walkers etc…) and the parking area will improve visibility and safety. 

Response: Whilst the Officer would not dispute these comments, the vast majority of 
rural roads and highways experience the same issues and for this reason it is the 



responsibility of all road users to take extra care and vigilance on rural roads.  This 
road is in part much wider than many rural roads.  

 Some of the residents in this area are elderly and infirm and the spaces would benefit 
them and visitors, including professional health visitors.

Response: There is provision for some parking in this area as vehicles do presently 
park in front of the houses at White Ash Terrace. 

If residents are particularly worried about the more elderly and infirm residents in the 
area they should themselves park on Birtle Road (where the carriageway is wider and 
safer) allowing the elder residents and health staff to park in the spaces adjacent to the 
houses on White Ash Terrace.  

 The application is in accordance with the Rochdale Parking Standards within the UDP. 

Response: The Parking Standards are in respect of new residential developments and 
thus are not relevant to this application as no new residential dwellings are proposed. 

 There is currently limited access for emergency and delivery vehicles.  

Response: The highway is wide enough for emergency vehicles, the issue/problem 
arises when residents park on the highway and restrict access. The primary purpose of 
all highways is for access and not for parking, and therefore residents should not be 
parking in such a way that blocks access for emergency vehicles – this is illegal.   

 The spaces would enhance the conservation environment as the cottages and their 
gardens would be seen. The application site is currently overgrown and an unattractive 
piece of land and the finished effect will not be unattractive.   

Response: The Officer agrees that the application site has in the past 6 months 
become somewhat untidy since the vegetation was removed and the level changed in 
anticipation of this application. The latter is unauthorised development requiring 
planning permission. Prior to this the vegetated section of land was an attractive 
feature of the Conservation Area and represented the rural nature of the application 
site, provided an attractive contrast with the surrounding houses. The Officer strongly 
disagrees that a car parking lay-by which can accommodate 12 vehicles would 
enhance either the conservation area of the green belt.       

ANALYSIS

Principle of development within the Green Belt

The application seeks consent to change the use of the land within the Green Belt to enable 
the parking of up to 12 vehicles.  

Paragraph 79 of the National Planning Policy Framework (NPPF) states that “the fundamental 
aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open; the 
essential characteristics of Green Belts are their openness and their permanence”.

Paragraph 80 of the NPPF defines the five purposes of including land in the Green Belt as 
follows:



 to check the unrestricted sprawl of large built-up areas;

 to prevent neighbouring towns merging into one another;

 to assist in safeguarding the countryside from encroachment;

 to preserve the setting and special character of historic towns; and

 to assist in urban regeneration, by encouraging the recycling of derelict and other 
urban land.

Paragraph 87 of the National Planning Policy Framework (NPPF) states that inappropriate 
development is, by definition harmful to the Green Belt and should not be approved except in 
very special circumstances, and this is consistent with the objectives of Rochdale UDP Policy 
G/D/2. 

Paragraph 90 of the NPPF sets out the forms of development that are not inappropriate, 
provided they preserve the openness of the Green Belt and do not conflict with the purposes 
of including land within it. The use of land for the parking of vehicles does not fall within one of 
the forms of development noted as appropriate. The change of use of the land for the parking 
of vehicles on the application site is therefore inappropriate development and this view was 
also taken by the Inspector who recently dismissed an appeal for the formation of a vehicle 
parking area in the Green Belt at Birch House, Doctor Fold Lane, Heywood (Appeal Ref: 
14/2212698).      

Inappropriate development is harmful to the Green Belt by definition and should not be 
approved except in very special circumstances. The submission is supported by an 
accompanying Design and Access Statement explaining that the application has been 
submitted to provide off-street parking for residents, which in turn would be beneficial for both 
residents and other users of the highway. The Design and Access Statement considers that 
the highway benefits of the proposal are a significant material consideration and constitute 
very special circumstances.

The existing parking issues raised in the application, and by the supporters, are both common 
and somewhat expected in rural locations such as this, and residents should not be parking on 
the highway in such a way that restricts safe passage of vehicles, especially emergency 
vehicles. People have lived in these houses for many years without off-street parking provision 
and the current occupiers have chosen to purchase dwellings in a scenic location, within both 
the Green Belt and Birtle Conservation Area, without off-street parking provision. It is 
considered that the reasons given by the applicant, which could be applied to many clusters of 
housing within rural locations such as this, do not represent very special circumstances that 
would justify inappropriate development within the Green Belt.  

Residents have expressed concern that emergency vehicles cannot gain access up this lane 
and that parked cars create concerns with recreational uses of the highway.  However, the 
application does not indicate how many residential properties would use the car parking area.  
Furthermore, it is considered that space for 12 cars is excessive in what is a small cluster of 
properties and the proposal would have a significant adverse impact on the character and 
appearance of the area. To allow a section of the Green Belt to be converted into a car park 
for 12 vehicles could also set an undesirable precedent for similar developments elsewhere in 



the Green Belt, as many properties in these rural areas do not have off-street parking 
provision and allowing this application would likely result in an influx of similar applications 
elsewhere.

For the reasons mentioned above, the officer is of the opinion that the very special 
circumstances outlined by the application do not outweigh the significant harm that would arise 
due to the type, scale, size and form of development proposed at this site, and the change of 
use of the land for car parking, would have on the green belt. The proposed development is 
considered to be inappropriate, and therefore by definition, is harmful to the Green Belt and 
contrary to Government advice contained in the National Planning Policy Framework. 

The application is in part retrospective and prior to works commencing on site, the land in 
question was an attractive section of the Green Belt which contributed positively to the visual 
amenities of the Green Belt and the Birtle Conservation Area (please see below Figure 1 
below):

Figure 1 – Aerial photography of site (2011)       

Since the aerial imagery above as taken, applications have been submitted for works to trees 
within the conservation area, with consent granted by the LPA on the basis that the trees 
being removed were not worthy of protection by TPO, which is the primary consideration in 
respect of such applications. If a tree is not worthy of protection under a TPO, the LPA is not 
able to prevent the felling.  However, as a result of this, the application site is now almost 
completely cleared of vegetation/greenery and unauthorised works have taken place to raise 
the level of the land in anticipation of the outcome of the planning application. The proposal 
seeks to lay a hard standing of graded limestone to this section of land for the parking of 
vehicles. 



It is considered that the hard surfacing of this area, estimated to be in the region of 300m and 
the parking of vehicles on it, would have a significant detrimental impact on the openness of 
the Green Belt in this location. Openness, as stated in paragraph 79 of the National Planning 
Policy Framework is one of the essential characteristics of the Green Belt, and the existence 
of nearby dwellings and other areas of hardsurfacing at the Pack Horse Inn Public House or 
recently developed Birtle Village, does not mitigate the harm arising from loss of openness in 
the Green Belt from the proposed development. As such, this also makes the proposed hard 
standing inappropriate development in the Green Belt in terms of the NPPF, and as outlined 
above the applicant has not justified this through the demonstration of very special 
circumstances that would in any way be sufficient to overcome the significant harm that would 
arise by reason of inappropriateness and detrimental harm to openness.     

In summary, the proposed change of use of the land for the parking of the vehicles, and the 
hard-surfacing of this significant area of land, is inappropriate development by virtue of failing 
to preserve the openness of the Green Belt and conflicting with the purposes of including land 
within it. Inappropriate development is harmful to the Green Belt by definition and should not 
be approved except in very special circumstances. The very special circumstances presented 
would not be sufficient to outweigh the significant harm that would arise as a result of the type, 
scale, size and form of development to be carried out. The development is therefore harmful to 
the Green Belt and as such the retrospective application is contrary to Government advice 
contained in the National Planning Policy Framework and Policies G/D/2 ‘Green Belt’ and D/4 
‘Control of Development in Green Belt – General) of the Rochdale Unitary Development Plan.   

Notwithstanding the fact that the local planning authority consider that the harm to the Green 
Belt would in itself not be outweighed by the very special circumstances presented by the 
applicant, paragraph 88 of the NPPF is clear that local planning authorities should ensure that 
substantial weight is given to any harm to the Green Belt.  Paragraph 88 goes on to state that 
‘Very special circumstances will not exist unless the potential harm to the Green Belt by 
reason of inappropriateness, and any other harm, is clearly outweighed by other 
considerations.’   

In addition to the significant harm that would arise by reason of inappropriateness and impact 
on openness, an assessment of all material considerations is necessary to establish whether 
any other harm would arise, which is considered in the subsequent section of this report, and 
this would need to be weighed in the balancing exercise required by paragraph 88. 

Impact upon the character and appearance of the Conservation Area

 The application site is also located within the Birtle Conservation Area and must therefore be 
assessed in relation to Section 72 of the Planning (Listed Buildings and Conservation Area) 
Act 1990, which places a duty on the local planning authority to pay special attention to the 
desirability of preserving or enhancing the character or appearance of conservation areas.  
Given the protection of listed buildings and conservation areas is laid down in legislation, such 
areas are afforded a greater level of protection than the Green Belt, which is a land use 
planning designation.  

The duty in the Act is incorporated into the development plan, specifically Policies G/BE/9 and 
BE/17 which must also be considered. UDP Policy BE/2 also seeks to ensure that all 



development proposals demonstrate good design by ensuring they are compatible with or 
improve the surroundings. 

Additionally, one of the 12 core planning principles in the NPPF states that planning should 
conserve heritage assets in a manner appropriate to their significance, so that they can be 
enjoyed for their contribution to the quality of life of this and future generations (paragraph 17). 
Paragraph 126 recognises the wider social, cultural, economic and environmental benefits that 
conservation of the historic environment can bring and the contribution made by the historic 
environment to the character of place.  

Paragraph 129 of the NPPF states that LPAs should identify and assess the particular 
significance of any heritage asset that may be affected by a proposal, and this assessment 
should be taken into account when considering impact of the proposal on a heritage asset. 
Paragraph 132 states that great weight should be given to an asset’s conservation, and the 
more important the asset the greater the weight should be. This section also states that the 
significance of a heritage asset can be harmed by development within its setting, and as a 
heritage asset is irreplaceable, any harm should require clear and convincing justification. 
Where there is less than substantial harm, paragraph 134 of NPPF requires this harm to be 
weighed against the public benefits of the proposal.    

Recent case law has highlighted that it does not follow that if the harm to heritage assets is 
found to be less than substantial, the balancing exercise referred to above should not ignore 
the overarching statutory duty imposed by Section 72, which requires considerable weight to 
be given by decision-makers to the desirability of preserving conservation areas.  

The hard surfacing, and parking of vehicles, on a section of land that was formerly part of an 
attractive green space within Birtle, would cause significant adverse visual harm and as such, 
would neither preserve or enhance the character or appearance of the Conservation Area, 
which is contrary to UDP Policy BE/17. The main feature of Birtle Conservation Area is the 
rural landscape of the area and the “greenery”, which positively contrast with the attractive 
buildings. It is considered that an application to remove a significant section of this “greenery”, 
to be replaced by parked vehicles, would not only harm the character of the area but also set a 
dangerous precedent for other similar developments within both this Conservation Area, and 
other rural settings, throughout the borough where roads are often narrow as a result of their 
age and historic use. 

The application states that the use of graded limestone, with the spaces delineated by logs, 
would not be harmful to the Conservation Area and the existing landscaping will screen the 
development and maintain a pleasant outlook. However, it is consider that the removal of a 
stone wall, the levelling of the land and the potential laying of graded limestone would have a 
significant harmful impact upon the character and appearance of the conservation area, and in 
addition the use of this land for the parking of 12 vehicles would create an harsh urban 
appearance in what is an attractive and scenic section of the conservation area.   Whilst in 
NPPF terms that harm that would arise would be less than substantial, considerable weight 
must be afforded to this harm, which it is noted would have a significant detrimental impact on 
the character and appearance of the conservation area.  

Paragraph 134 of the NPPF requires this harm to be weighed against the public benefits of the 
proposal. As mentioned previously, the application states the works being carried out would 



benefit the public by improving access along this highway. The LPA does accept that parking 
of vehicles on a designated section of land would provide better access along the highway, 
however this highway has existed in its current form for many years and residents should not 
now be parking in such a way that prevents safe and convenient access along this highway. 
The benefits of the proposal would seem to be more for the applicant(s), by providing off street 
parking provision for their houses, rather than for the wider public and the public benefits of 
the proposal are limited in this respect. Additionally, as mentioned previously, the existing 
highway situation is not uncharacteristic of many rural areas and accepting this as public 
benefit would set a dangerous precedent.

With the above in mind and affording significant weight to the duty imposed by section 72, 
which effectively provides a presumption against the development, the LPA consider that the 
limited public benefits of the proposed scheme are insufficient to outweigh the significant 
visual harm that would arise to the character and appearance of the Conservation Area. As 
noted above, one of the 12 core planning principles in the NPPF states that planning should 
conserve heritage assets in a manner appropriate to their significance, so that they can be 
enjoyed for their contribution to the quality of life of this and future generations (paragraph 17). 
Paragraph 126 recognises the wider social, cultural, economic and environmental benefits that 
conservation of the historic environment can bring and the contribution made by the historic 
environment to the character of place.  It is considered that the proposal does not comprise 
sustainable development given the cultural and environmental harm that would arise to the 
conservation area.  The proposal is therefore contrary to Policies BE/2 and BE/17 of the 
Rochdale Unitary Development Plan, and national guidance contained within Section 72 of the 
Planning (Listed Buildings and Conservation Area) Act 1990 and the National Planning Policy 
Framework. 

Conclusion

The NPPF is clear that local planning authorities should ensure that substantial weight is given 
to any harm to the Green Belt and very special circumstances will not exist unless the 
potential harm to the Green Belt by reason of inappropriateness, and any other harm, is 
clearly outweighed by other considerations.  

The proposed development would result in harm to the Green Belt by reason of 
inappropriateness, and Paragraph 87 of the National Planning Policy Framework (NPPF) 
states that inappropriate development is, by definition harmful to the Green Belt and should 
not be approved except in very special circumstances, and this is consistent with the 
objectives of Rochdale UDP Policy G/D/2. In addition, for the reasons mentioned above, the 
proposed use of the land for the parking of 12 vehicles will harm the openness of the green 
belt and would conflict with the purpose of including land within it.  

Furthermore, the proposal would result in significant adverse visual harm and would fail to 
preserve or enhance the character or appearance of the Birtle Conservation Area.  Affording 
considerable weight to this, the limited public benefits would not outweigh the harm to the 
character and appearance of the conservation area.  

Affording substantial weight to the harm to the Green Belt by reason of inappropriateness and 
detrimental impact on openness, and considerable weight to the significant adverse harm that 
would arise to the character and appearance of the Birtle Conservation Area, the cumulative 
harm would significantly outweigh the very special circumstances presented with the 
application. As such, the proposal does not comprise sustainable development and is 



therefore contrary to UDP Policies G/D/2, BE/2 and BE/17 and the National Planning Policy 
Framework.  

RECOMMENDATION

REFUSE for following reasons:

1 The change of use of the land for the parking of vehicles and the laying of a hard 
surface, represents inappropriate development in the green belt.  Inappropriate 
development is harmful to the Green Belt by definition and should not be approved 
except in very special circumstances.  The proposed development would harm the 
openness of the Green Belt and would conflict with the purposes of including land 
within it.  The applicant has failed to demonstrate that there are very special 
circumstances that would outweigh the harm this type, scale, size and form of 
development would have within the Green Belt.  As such, the proposal is contrary to 
the National Planning Policy Framework and Policies G/D/2 'Green Belt' and D/4 
'Control of Development in Green Belt - General) of the Rochdale Unitary Development 
Plan.

2 The application site is located within the Birtle Conservation Area and the proposed 
change of use of land for the parking of vehicles, including the laying of a hard surface, 
would be incongruous and visually intrusive within the street scene and would detract 
from the character, appearance and landscape qualities of the Conservation Area.  The 
public benefits of the proposal do not outweigh this harm and as such, the proposal 
does not comprise sustainable development and is therefore contrary to policies BE/2 
and BE/17 of the Rochdale Unitary Development Plan and the National Planning Policy 
Framework.

Report Author Robert Major

___________________________________________



Application Number: 15/01201/WTTPO    Ward: Bamford      

Proposal: Application to fell one Beech and Sycamore tree also crown lift of up to 25% 
of trees which are over hanging onto the road within group G1 of Tree Preservation 
Order No. 26

Site Address: 2 Brooklands Court Rochdale OL11 4EJ  

Applicant: Mr Mohammad Wajid
                  

RECOMMENDATION: Grant subject to conditions

DELEGATION SCHEME

This application seeks consent to fell one Beech tree and one Sycamore tree (of group G1), 
both within Tree Preservation Order (“TPO”) 026. The application also seeks consent to crown 
lift up to 25% of the three trees (a Lime and two Beeches) which currently overhang Bury 
Road, also within group G1. Members may grant unconditional or conditional consent or may 
refuse the application for consent.

DESCRIPTION OF SITE AND PROPOSAL

The application relates to one Beech tree and one Sycamore tree located in the side and rear 
garden of 2 Brooklands Court, accessed in turn from Bury Road. The trees are located on the 
northern edge of the garden and lie approximately 4.5m from the application dwelling.



The applicant proposes to fell both the Beech and Sycamore trees for safety reasons due to 
the proximity of the trees to the house and the death of the Sycamore tree which stands 
between the two application trees from suspected honey fungus. As outlined in the application 
the Beech is considered to be a healthy mature specimen, however, the Sycamore appears to 
be in decline and the applicant highlighted on a site visit that there has been a recent increase 
in the number and size of branches falling in close proximity to the house and it is noted that 
trees subject to fast acting honey fungus often do not show early symptoms.

The application also relates to three trees, one Lime and two Beech trees, which also stand on 
the northern edge of the garden, whose canopies currently overhang the pedestrian footway 
and highway of Bury Road. The applicant proposes a crown lift to these three trees of a 
maximum 25% in order to remove the hazard to high vehicles using the highway.

With regard to planting replacement, the applicant intends to plant two replacement trees on 
the western boundary of the garden area, outside of the existing Tree Preservation Order 
boundary. 

RELEVANT PLANNING POLICY

National Guidance

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.

CONSULTATION RESPONSES

Green Infrastructure Officer – 

The Sycamore and the Beech tree proposed for removal are immediately adjacent to a dead 
Sycamore tree, which I suspect has died of honey fungus, which attacks tree roots rendering 
the trees unstable. Although both trees appear to be healthy at present, this fungus can be 
very fast acting without showing many symptoms. The two trees have a significant lean 
towards the house so the Council could not object to the proposal to remove these trees. 

The application proposes crown lifting the three trees overhanging the road, a Lime and two 
Beech. I would not object to a crown lift up to 3m, all cuts to be made to suitable pruning 
points. I would also add that the branches overhanging the road will need to be reduced to 
suitable pruning points to increase their height to 5.2m over the road. The total works should 
not remove more than 25% of the canopy and the works must be carried out to BS3998:2010 
– Tree Work Recommendations standards. 

I suggest replacing with two trees of either Whitebeam of Silver Birch. Ideally we would expect 
to replant at a ratio of two to one but, as is often the case, the garden already has other trees 
in it and it would be unreasonable to expect more than two to be replanted.

ANALYSIS

In considering applications for works to protected trees, Government advice in paragraph 90 of 
the NPPG states:

“When considering an application the authority is advised to:



 assess the amenity value of the tree or woodland and the likely impact of the proposal 
on the amenity of the area;

 consider, in the light of this assessment, whether or not the proposal is justified, having 
regard to the reasons and additional information put forward in support of it;

 consider whether any loss or damage is likely to arise if consent is refused or granted 
subject to conditions;

 consider whether any requirements apply in regard to protected species;

 consider other material considerations, including development plan policies where 
relevant; and

 ensure that appropriate expertise informs its decision.”

In considering whether there has to be an arboricultural need for proposed works to a TPO, 
paragraph 91 of the NPPG states:

“In general terms, it follows that the higher the amenity value of the tree or woodland and the 
greater any negative impact of proposed works on amenity, the stronger the reasons needed 
before consent is granted. However, if the amenity value is lower and the impact is likely to be 
negligible, it may be appropriate to grant consent even if the authority believes there is no 
particular arboricultural need for the work.”

With regard to the above, the main considerations in respect of this application are whether 
the proposal for the felling and crown lifting of the trees is justified in light of the assessment of 
the amenity value of the trees and whether the reasons for works are of sufficient standing to 
warrant the granting of consent for felling and crown lifting.  

To assess the acceptability of the application proposal against the above considerations, 
consultation has been carried out with the Council’s Green Infrastructure Officer, who has no 
objections to the proposal.   

In summary, the Council’s Green Infrastructure Officer is of the opinion that the proposed 
felling of both the Beech and the Sycamore trees would be justified given the potential risk to 
the health of the trees from the suspected honey fungus infestation of the adjacent tree and 
the resultant safety concerns for the occupants of the application dwelling in close proximity. 
As such, the need for works is considered to outweigh the potential harm to visual amenity 
that would arise from the felling of the tree. In addition, a condition is recommended to secure 
appropriate replacement trees.

The Green Infrastructure Officer is also of the opinion that the proposed crown lifting of the 
three trees overhanging Bury Road would not unduly reduce the amenity of the Tree 
Preservation Order to an extent that outweighs the need to ensure the adequate provision of 
highway safety. A condition would be attached to the permission to restrict the pruning of the 
trees to suitable points at 5.2m above the road and restrict the crown lifting to a maximum of 
25%.

Any potential impact on protected species is covered by the inclusion of Greater Manchester 
Ecology Unit’s standing advice for protection of protected species when carrying out works to 
trees, which would be appended to the decision notice.

The application proposal is therefore considered to be compliant with the guidance contained 
within the NPPG and noted above, and the application is recommended for approval. 

http://planningguidance.planningportal.gov.uk/blog/guidance/tree-preservation-orders/tree-preservation-orders-general/%22%20/l%20%22paragraph_008
http://planningguidance.planningportal.gov.uk/blog/guidance/tree-preservation-orders/compensating-for-loss-or-damage/%22%20/l%20%22paragraph_112


RECOMMENDATION

GRANT subject to standard conditions and the following additional conditions:-

 1 The crown lift of the three trees (one Lime and two Beech) shall be carried out to no 
more than a maximum of three metres with all cuts to be made at suitable pruning 
points. Not more than 25% of the canopy of each of the trees shall be removed and the 
works must be carried out to BS:3998:2010 - Tree Work Recommendations standards.

 2 In the pruning of the branches overhanging the road of each of the three trees (one 
Lime and two Beech) hereby approved, all cuts shall be made to suitable pruning 
points at a height of 5.2m above the highway. Not more than 25% of the canopy of 
each of the trees shall be removed and the works must be carried out to BS:3998:2010 
- Tree Work Recommendations standards.

 3 Within the first planting season following the felling of the Beech and Sycamore trees 
hereby approved, two replacement trees consisting of either Whitebeam or Silver Birch 
shall be planted within the rear garden area of 2 Brooklands Court along the western 
boundary. If either of the replacement trees are removed, die, become severely 
damaged or seriously diseased within three years of planting, they shall be replaced by 
a tree of similar size and species.

Report Author David Allen

_______________________________________________


