
Application Number: 16/01209/FUL    Ward: Castleton      Township: Rochdale

Proposal: Erection of one detached dwelling with associated car parking (Re-
submission of 16/00564/FUL)
Site Address: Land Adjacent To 1120 Manchester Road Castleton North Rochdale 
OL11 2XX 

Applicant: Mr K Gardner
                  Abbotswood Developments Ltd
Agent: Mr Adrian Hough             

RECOMMENDATION: Grant subject to conditions

DELEGATION

This application is presented to the Planning and Licensing Committee as it forms a 
resubmission of an application previously refused by the Rochdale Township Planning Sub 
Committee. 



SITE

This application relates to a previous Council garage site, which is now informally utilised as 
an outdoor amenity area by surrounding residential properties.

The site is bordered to either side (south and north) by neighbouring residential properties. 
To the north, No. 1120 Manchester Road is a modern semi-detached dwelling and to the 
south, No. 21 Collingwood Street is a traditional end-terraced property. To the west lie open 
fields designated as Green Belt land. To the east, further residential properties front onto 
Manchester Road.

An off-street car park, which is within the ownership of the applicant, exists close to the site, 
accessed off Earl Street. This car park serves existing dwellings and also includes a number 
of visitor spaces. Within this car park is a mature tree, which is not protected by a Tree 
Preservation Order.

PROPOSAL

This application seeks permission for the erection of a detached two storey dwelling, with a 
further level of accommodation within the loft space.

The property would largely match the style of the adjacent traditional terraced properties, 
with main principal elevation windows to the front and rear elevations. A further non-
habitable room window (serving a bathroom) is proposed to the side (south) elevation, 
facing No. 21 Collingwood Street. Two rooflights are proposed within the rear (east) 
elevation.

The property would measure 8.0m by 4.7m, with a pitched roof design, measuring 5.2m to 
the eaves and 7.8m to the ridge.

Internally, the property would create a lounge, kitchen/dining room and WC at ground floor 
level. At first floor level, two bedrooms and a bathroom are proposed, with a further bedroom 
within the loft space.

Two car parking spaces are proposed within the adjacent private off-street car park, 
accessed off Earl Street.

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.



Rochdale Core Strategy:

The following policies of the adopted Rochdale Core Strategy are relevant:- 

SO1 To deliver a more prosperous economy
SO2 To create successful and healthy communities
SO3 To improve design, image and quality of place

SD1 Delivering sustainable development

P3 Improving design of new development

T2 Improving accessibility

G6 Enhancing green infrastructure
G7 Increasing the value of biodiversity and geodiversity
G9 Reducing the impact of pollution

DM1 General development requirements

Saved Unitary Development Plan (UDP) policies: 

G/D/1 Defined Urban Area

Supplementary Planning Guidance:
Oldham and Rochdale Residential Design Guide SPD
Guidelines and Standards for Residential Development SPG
Provision of Recreational Open Space in New Housing SPD

RELEVANT SITE HISTORY

16/00564 Erection of one detached dwelling with associated car parking (two spaces) – 
Refused, for the following reason:

The proposed dwelling, by virtue of its siting, scale and design, would not respect the 
character of the street scene. The adjacent section of Collingwood Street is currently 
characterised by post war terraced properties orientated such that the front elevations of 
these dwellings front the open space to the west. The application site provides a visual 
separation between the traditional row of terraced properties and the adjacent recently 
constructed semi-detached dwellings. The orientation of the proposed dwelling, with the 
front elevation facing east, would present a rear elevation to the area of open space and 
would thus be out of character with the neighbouring post war terraced properties, and 
would appear at odds with this section of street scene. The proposal would result in a 
development that is incongruous and out of keeping with the character and layout of the 
existing street scene and as such would cause significant harm to the visual amenity of the 
area contrary to policies H/3, G/BE/1 and BE/2 of the Council's Unitary Development Plan, 
Policies P3 and DM1 of the emerging Core Strategy and the National Planning Policy 
Framework.

Adjacent site:
08/D51432 Residential development (6 dwellings) – Approved



CONSULTATION RESPONSES

Highways and Engineering - No comments received to date.

United Utilities -  
No objections, subject to imposition of following informative:
A public sewer crosses this site and we will not grant permission to build over or within 3 
metres of the centre line of it. The requirement for our permission is detailed within the 
guidance that supports Part H4 of the Building Regulations. If the proposals do not meet 
these specifications a modification of the site layout or a diversion of the public sewer at the 
applicant's expense, may be necessary. To establish if a sewer diversion is feasible, the 
applicant must discuss this at an early stage with our Developer Engineer at 
wastewaterdeveloperservices@uuplc.co.uk as a lengthy lead in period may be required if a 
sewer diversion proves to be acceptable. 

Further information on building over or close to public sewers is available on our website: 
http://www.unitedutilities.com/build-over-sewer.aspx

Deep rooted shrubs and trees shall not be planted within the canopy width (at mature 
height) of the public sewer and overflow systems. Trees should not be planted directly over 
sewers or where excavation onto the sewer would require removal of the tree.

Drainage Engineer - No comments on this application.

Gtr Manchester Ecology Unit -  
Birds
The application form states that there are no trees to be affected by the development; 
however it would appear that a tree would need to be removed to create the parking spaces 
associated with the house build.  The tree has the potential to support nesting birds.  All 
birds, with the exception of certain pest species, and their nests are protected under the 
terms of the Wildlife and Countryside Act 1981 (as amended). We would therefore 
recommend that the tree should not be removed in the main bird breeding season (March to 
July inclusive), unless nesting birds are found to be absent, by a suitably qualified person.  
We would therefore suggest that a condition to this effect be placed on any permission, if 
granted, in order to protect wild birds.

Biodiversity Enhancement
In line with Section 11 of the NPPF, we would recommend that opportunities for biodiversity 
enhancement be incorporated into the new development.  These should include: 

• Bird boxes
• Native tree and shrub planting

In conclusion we are satisfied that the application can be forwarded for determination and 
that any permission if granted is supported by the condition above.

Public Protection (Environment) - Recommends imposition of condition requiring site 
Investigation and Assessment. 

Greater Manchester Archaelogical Advisory Service - Having checked our records I am 
satisfied that the proposed development does not threaten the known or suspected 
archaeological heritage. On this basis there is no reason to seek to impose any 
archaeological requirements upon the applicant.

Public Protection (Noise) - No comments received to date.

http://www.unitedutilities.com/build-over-sewer.aspx


REPRESENTATIONS

Letters of notification were sent to surrounding neighbours and a site notice displayed.

One letter of objection has been received. The main points of objection are listed below, and 
an Officer response provided to each:

 Includes a private access which the proposed occupier will need to cross to reach 
the land in question.

Officer response: Land ownership and the access is not a material planning 
consideration. This is a private matter. The grant of planning permission does not 
discharge the owner’s legal obligations.

 No building was permitted to be erected on this land previously by the Council (due 
to a restrictive covenant).

Officer response: This is not a material planning consideration. 

 Existing houses and this site is a former landfill, and therefore may be contaminated 
which is a concern.

Officer response: A condition is recommended to require a site investigation to 
ensure any contamination is remediated.

 Development would cause overdevelopment of the area and a high density of 
housing.

 Officer response: This is not considered to be the case, with existing terraced 
properties within the immediate area already representing a high density of 
development.

 Concerned about removal of the tree within the car park.

Officer response: This tree is proposed to remain, and would be protected by means 
of a condition.

 Concerned about congestion within area and availability of car parking.

Officer response: The highways impact of the development is considered to be 
acceptable. Dedicated parking is provided, on-street parking is available with few 
restrictions, and public transport is available (primarily buses) along Manchester 
Road adjacent to the site.

 Private accesses need to remain accessible at all times, and users of the site may be 
trespassing over private accesses to reach the site.

Officer response: Land ownership and the access is not a material planning 
consideration. This is a private matter. The grant of planning permission does not 
discharge the owner’s legal obligations.

A supporting letter was provided to the Council following receipt of the above objection 
letter. The letter was provided by a solicitor acting on behalf of the applicant, and was 
addressed to the objector (above). The main point raised in this letter is as follows:

 The common passageway (owned by the objector) must remain open and unbuilt on 
at all times, in order to allow access to the site from Earl Street.



ANALYSIS

Principle of development

The application site is located within the Defined Urban Area and is currently informally 
utilised as an outdoor amenity space. The applicant states that the site is informally leased 
to neighbours of surrounding residential properties. Prior to this, the site previously was 
utilised as a Council garage site and formed part of a larger garage site adjacent, which has 
since been developed. Given the above, this site is considered to comprise previously 
developed ‘brownfield’ land. 

The NPPF and Core Strategy promote the redevelopment of brownfield land within the 
urban area. Paragraph 47 of the NPPF requires Local Planning Authorities to ‘boost 
significantly the supply of housing’. The principle of redevelopment of the site for residential 
use would be compatible with the surrounding residential area. The site is located in close 
proximity to Manchester Road, where frequent bus services operate into Rochdale and 
Castleton town centres. It is therefore considered that the site is well located in terms of 
access to jobs, shops and services by modes of transport other than the private car. The 
site is therefore in a sustainable location.

Therefore, the proposal would make efficient use of previously developed land within the 
Defined Urban Area and would contribute to the supply of housing in a sustainable location 
within the borough. The principle of the development is therefore acceptable and in 
accordance with the adopted Core Strategy, saved policies within the Unitary Development 
Plan and the NPPF.

Design

Chapter 7 of the NPPF requires development proposals to demonstrate good design, with 
paragraph 56 indicating that “good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places better for 
people.”

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.

The proposed dwelling would be sited in a gap between a pair of modern semi-detached 
properties to the north and a row of older, terraced properties to the south. The post war 
terraced properties to the south are orientated such that the front elevations of those 
dwellings front the open space to the west. In contrast, the recently constructed semi-
detached dwellings to the north present their rear elevations and rear gardens to the open 
space to the west.
 
The previous application for a detached dwelling on this site was recently refused (Ref: 
16/00564/FUL) as the dwelling proposed within that application largely reflected the design 
of the adjacent modern semi-detached properties, which were approved by the Council in 
2008 (Ref: 08/D51432) and as such, was orientated with its rear elevation proposed to 
adjoin the open fields to the west. It was considered that the proposed dwelling would not 



respect the character of the traditional terraced properties to the south and would occupy an 
important gap providing visual separation between the traditional row of terraced properties 
and the adjacent recently constructed semi-detached dwellings. 

The current application proposes that the dwelling be orientated with its front elevation 
facing the open field to the west to address the previous refusal. As the proposed dwelling is 
detached, a gap would be maintained on either side to both the modern semi-detached 
dwellings and traditional terraced properties. The revised design is largely similar in format 
to the traditional dwellings, reflecting the height and eaves line of those properties to the 
front and rear, albeit including the addition of rooflights to the front roof slope. The property 
would front the open space to the west, consistent with the adjacent post war properties. It is 
therefore considered that the design of the front elevation and spacing to the adjacent 
properties is acceptable.

When viewed from the rear elevation, the first floor design would largely reflect the design of 
the adjacent traditional dwellings, given the eaves and ridge line. At ground floor, it is noted 
that the design would alter slightly to that of the adjacent modern dwelling, not including a 
bay window or canopy to the frontage, and also would not appear consistent with the 
traditional terrace considering styles of fenestration and insertion of patio doors. However, 
given the variations in the design of properties in this row, noting that the rear elevations of 
the traditional terraced properties and front elevations of the modern semi-detached 
dwellings are viewed in the same context as this development, it is considered that the 
proposed design is acceptable.

It is considered appropriate to recommend removal of permitted development rights by 
condition of the permission, in order that planning permission would be required should 
future occupiers of the property wish to extend the property. This would enable retention of 
the existing building line, which is consistent with both adjacent properties, and would avoid 
an unbalance to the frontages of the adjacent traditional terraces, which would appear 
further inconsistent with the adjacent modern development if a front porch was constructed, 
for example.

The materials proposed, brick and tiles, would largely match the appearance of the adjacent 
properties, and are considered to be acceptable. A relevant condition to ensure agreement 
of materials prior to construction is recommended.

In light of the above, it is considered that the revised scheme appropriately addresses the 
previous reason for refusal and would reflect the character of the street scene in accordance 
with Policies P3 and DM1 of the Council’s adopted Core Strategy and the NPPF.

Impact upon surrounding uses and amenity of future occupiers

Separation distances to adjacent dwellings and between the rear elevation and rear 
boundary do not fully meet the separation distance requirements of the Council’s SPD. 
However, the SPD recognises that exceptions can be made, particular when the density of 
the area is such that lesser distances are established in the surrounding character of the 
area. The separation distances with neighbouring properties are entirely consistent with 
those established by the layout of housing in the immediate vicinity of the application site. 
There is therefore no basis for objection to the proposal on this basis.  

A condition is recommended which would remove permitted development rights to ensure 
that the amenities of the two adjacent properties and those properties to the rear would be 
adequately protected.

The plans demonstrate that the first floor window proposed to the south (side) elevation 
would serve a bathroom, which is classed as a non-habitable room window. This window 
would directly face the side elevation of No. 21 Collingwood Street, and therefore a 



condition is recommended that this window be fitted with obscure glazing, in order to protect 
the privacy of adjacent occupants and those of the proposed development.

The site is located close to surrounding residential properties, and therefore construction 
works would potentially disrupt occupiers of those neighbouring properties. A condition is 
recommended which would restrict the hours of construction working.

The proposal is therefore considered to be acceptable with regards to surrounding uses and 
in accordance with Policy DM1 of the adopted Core Strategy and the NPPF.

Highways and parking

The NPPF advises that development should only be prevented or refused on transport 
grounds where the residual cumulative impacts of development are severe. Policy T2 of the 
adopted Core Strategy has regard to accessibility.

The proposal includes 2 off-street car parking spaces. These would be located within the 
existing car park located close to the site accessed off Earl Street. The applicant has 
previously confirmed that this car park is within their ownership.

It is noted that one of the proposed spaces may fail to meet acceptable standards with 
regard to size. Notwithstanding this, many neighbouring residential properties do not benefit 
from any dedicated off-street parking provision, and there are few waiting restrictions within 
the immediate area, particularly along Earl Street which lies adjacent to the car park. 
Furthermore, it is accepted that the site does lie within a sustainable location, whereby 
access to sustainable transport methods are plentiful – particularly buses which operate 
along Manchester Road – and therefore reliance of the private car should therefore be 
reduced.

As part of the revised car park layout in order to accommodate the parking as proposed, the 
entrance to the site would be reconfigured, with the existing brick gatepost to be removed 
and altered. This is considered to be appropriate, with the access remaining accessible to 
vehicles. 

The Council’s Highways Service initially provided comments, raising concerns with regard to 
the size of each parking space and how this relates to access into and out of the site. A 
revised plan has subsequently been provided to the Council, which accurately shows the 
access into and out of the site, and which is considered to be acceptable.

It is therefore considered that the application would result in no undue harm to highway 
safety and would the parking provision accord with Policy T2 of the Core Strategy and the 
NPPF.

Trees and Ecology

A mature tree lies to the western boundary of the car park, close to Earl Street. This tree is 
not protected by a Tree Preservation Order, however due to its mature state and visual 
appearance, it is considered that the tree should be retained. The mature tree provides 
some visual relief when the site is viewed from public vantage points, particularly Earl Street 
and Manchester Road which run adjacent to the site.

The NPPF states that local planning authorities should aim to conserve and enhance 
biodiversity and opportunities to incorporate biodiversity in and around developments should 
be encouraged.

Policy G6 of the Core Strategy states that we will expect development proposals and other 
proposals affecting green infrastructure to avoid the loss of existing urban greenspace or 
features e.g. trees unless suitable alternative provision is made, it has limited value, and its 



development or change of use will help to meet other sustainability or local regeneration 
objectives.

Policy G7 of the Core Strategy states that we will expect development proposals to protect 
and include existing biodiversity and trees and promote biodiversity, create new habitats 
through new development using landscaping and building and construction features 
wherever possible (e.g. ponds, species of vegetation, green roofs and walls, bat boxes, roof 
space, appropriate nest boxes and landscaping).

In order to comply with the requirements of the NPPF and the relevant policies of the Core 
Strategy explained above, it is considered important that the identified tree is retained. The 
applicant has confirmed that this tree would not be removed as part of this application. 
Furthermore, it is clarified that works to the car park would be limited to the southern 
boundary of that car park, specifically to alter the access arrangements to/from Earl Street. 
Works within the car park would be limited to re-lining of the car park, in order to incorporate 
the revised spaces layout. 

A condition is recommended which would require the agreement of any works the tree, in 
order to ensure retention of the tree and to protect its visual amenity. This will allow the 
Council the opportunity to assess the tree for protection under a Tree Preservation Order.

It is noted that Greater Manchester Ecology Unit commented on the application with regards 
to a condition stipulating no removal of the tree within the car park during the bird nesting 
season. Following confirmation from the agent that removal of the trees would not be 
necessary, and the imposition of the above condition requiring details of any works to the 
tree, it is considered that this further condition is not necessary.

The Ecology Unit recommended the installation of bird boxes and some further planting, in 
order to provide for biodiversity opportunities. As the existing tree within the car park is to be 
retained, it is therefore not considered necessary to impose additional conditions in this 
regard, given the protections recommended to the existing tree. A condition is 
recommended with regards to landscaping of the site to provide for biodiversity 
opportunities.

In light of the above, this proposal is considered to be in accordance with Policies G6 and 
G7 of the adopted Core Strategy and the requirements of the NPPF.

Recreational Open Space

In November 2014, the Government made a policy announcement that tariff style planning 
obligations should not be applied to developments of 10 dwellings or fewer or with a 
floorspace of less than 1000sqm. The Council’s recreational open space policy is a tariff 
style planning obligation and as such is caught by this change in policy. Government 
guidance is also clear that where policies in a development plan (i.e. the UDP) are in conflict 
with national guidance that the national guidance should take precedence.

As a consequence Members of the Licensing and Regulatory Committee determined at their 
meeting of 22nd December 2014 that the change to government policy should be 
implemented with immediate effect, granting a large number of planning applications which 
fell below this threshold (10 dwellings or fewer / 1000sqm or less) without a requirement for 
a S106 agreement. 

This development falls below the threshold at which government policy indicates tariff style 
S106 contributions should be sought and as such it is not considered appropriate to seek a 
recreational open space contribution for this development.  



Conclusion 

The proposed residential development would make efficient use of previously developed 
land within the urban area and would contribute to the supply of housing in a sustainable 
location. The design of the scheme is considered to be acceptable, and addresses the 
previous reason for refusal. Appropriate materials would be secured by condition to ensure 
that the development preserves the character of the surrounding area. The proposal would 
result in an acceptable relationship with surrounding properties and would not unduly affect 
the privacy and amenity of adjoining occupiers. Adequate access and parking arrangements 
would ensure that the development would have no detrimental impact on the safe and 
efficient operation of the highway network. The retention of the trees and a landscaping 
condition would provide biodiversity enhancement. Measures can also be put in place in 
order to ensure that the development poses no unacceptable risk in terms of contamination. 
The recommendation is therefore for approval.



RECOMMENDATION

GRANT subject to the following conditions:-

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

Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 
1990 (as amended).

2 This permission relates to the following plans:- 

 Plans & elevations. Drawing No. 2293/02, Rev. A.
 Chamber joist layouts section & notes. Drawing No. 2293/03, Rev. A.
 Site layout. Drawing No. 2293/01, Rev. A.
 Location plan.

and the development shall be carried out in complete accordance with these drawings 
hereby approved.

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

 3 Notwithstanding any description of materials in the application no above ground works 
shall take place until samples or full details of all materials to be used on the external 
surfaces of the building have been submitted to and approved in writing by the Local 
Planning Authority. Such details shall include the type, colour and texture of the 
materials. Only the materials so approved shall be used, in accordance with any terms 
of such approval.

Reason: In order to ensure a sympathetic relationship with the character of 
surrounding buildings and the street scene in the interests of visual amenity in 
accordance with the requirements of Policies DM1 and P3 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework.

 4 Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, a landscaping scheme for the site (including elements of 
both 'hard' and 'soft' landscaping) shall be submitted to and approved in writing by the 
Local Planning Authority. Such a scheme shall include details of the proposed surface 
treatment of all hard surfaced areas and the type, species, siting, planting distances 
and programme of planting of any trees and shrubs. The duly approved landscaping 
scheme shall be carried out within 12 months of the dwellinghouse first being occupied 
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 five 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 a satisfactory level of landscaping and provision of 
adequate off-road parking facilities for the dwellinghouse in the interests of visual 
amenity and highway safety in accordance with the requirements of Policies DM1 and 
P3 of the adopted Rochdale Core Strategy and the National Planning Policy 
Framework.



 5 The car parking spaces shown on the approved plans shall be marked out in 
accordance with the details shown prior to the development being brought into use and 
retained as such thereafter.

Reason: In order to ensure adequate and appropriate parking provision in accordance 
with Policy T2 of the adopted Rochdale Core Strategy and the National Planning 
Policy Framework.

 6 Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, details of the siting, height, design, materials and finish 
to be used in the construction of boundary treatments to the site shall be submitted to 
and approved in writing by the Local Planning Authority before any such boundary 
treatments are constructed. The duly approved boundary treatments shall be 
constructed in full accordance with the approved details before the dwellinghouse 
hereby approved is first occupied and shall be retained as such thereafter.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity 
and to ensure adequate levels of privacy between neighbouring dwellings in 
accordance with the requirements of Policies DM1 and P3 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework.

 7 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any equivalent Order following the 
amendment, re-enactment or revocation thereof) prior to first occupation of the building 
hereby permitted the windows in the first floor on the side elevation facing the 
boundary with No. 21 Collingwood Street shall be fitted with, to a height of no less than 
1.7m above finished floor level, non-opening lights and textured glass which 
obscuration level is no less than Level 3 of the Pilkington Glass scale (or equivalent) 
and retained as such thereafter.

Reason: In the interest of amenity and in compliance with Policy DM1 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework.

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

Reason: In order to protect the amenity of the occupiers of the neighbouring residential 
properties in accordance with the requirements of Policy DM1 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework.

 9 The tree located to the western boundary of the car park shall not be lopped, topped or 
felled or works carried out which are likely to cause damage to the tree without the 
prior written consent of the Local Planning Authority.

Reason: To secure the retention of the tree and to protect any nesting birds in 
accordance with Policies G6 and G7 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.

 11 No site preparation, delivery of materials or construction works, other than quiet 
internal building operations such as plastering and electrical installation, shall take 
place other than between 08:00 hours and 18:00 hours Monday-Friday and between 
08:00 hours and midday on Saturdays.

Reason: In order to safeguard the amenities of occupiers of surrounding properties 
during the course of construction of the development and to limit the potential for 



unacceptable noise and disturbance at unsocial hours in accordance with the 
requirements of Policies DM1 and G9 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.

12 No development shall take place until an investigation and risk assessment (in addition 
to any assessment provided with the planning application) has been submitted to and 
approved in writing by the Local Planning Authority. The assessment shall investigate 
the nature and extent of any contamination on the site (whether or not it originates on 
the site). The assessment shall be undertaken by competent persons and a written 
report of the findings submitted to and approved in writing by the Local Planning 
Authority before any development takes place. The submitted report shall include:

i)  a survey of the extent, scale and nature of contamination
ii) an assessment of the potential risks to:
                o  human health,
                o property (existing or proposed) including buildings, crops, livestock, pets, 
woodland, and service lines and pipes,
                o adjoining land,
                o groundwaters and surface waters,
                o ecological systems,
                o archaeological sites and ancient monuments;
iii) where unacceptable risks are identified, an appraisal of remedial options and 
proposal of the preferred option(s) to form a remediation strategy for the site.
The development shall thereafter be carried out in full accordance with the duly 
approved remediation strategy and a verification report submitted to and approved in 
writing by the Local Planning Authority before any of the building(s) hereby approved 
are first occupied. 

Reason: To prevent pollution of the water environment and to ensure the safe 
development of the site in the interests of the amenity of future occupiers in 
accordance with Policy G9 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework.

Reason for pre-commencement condition: Further investigation will be necessary prior 
to commencement of any building or engineering works on site.

Report Author Ben Sandover


