
Application Number: 16/01281/FUL    Ward: East Middleton

Township: Middleton

Proposal: Demolition of existing industrial buildings and erection of 110 new dwellings 
and associated parking, landscaping and access off Baytree Lane

Site Address: Land At  Baytree Lane Middleton  

Applicant: Countryside Properties (UK) Ltd and Alpine Properties Ltd

Agent: Miss Helen Hartley
             Nexus Planning

RECOMMENDATION: Grant subject to conditions



DELEGATION

The application is before the Planning and Licensing Committee as it represents major 
development and is a significant departure from the development plan as it involves 
residential development on land allocated as a Mixed Employment Zone.  

SITE

The site measures 2.6ha in area and is located approximately 2km to the east of Middleton 
town centre and 2.3km to the west of Chadderton town centre.  It also lies 360m from Mills Hill 
railway station.  The site is bounded on two sides; by Baytree Lane to the west and a track, 
Old Mills Hill, to the north. Immediately north of the site is a row of terraced properties fronting 
onto Oldham Road with the rear gardens abutting the track. A railway line lies along the 
eastern boundary of the site. The River Irk flows south approximately 200m to the north of the 
site and the Rochdale Canal lies 200m to the east.  Along the boundary of the site with 
Baytree Lane lie a number of Conifers and Lombardy Poplar trees of varying quality.    

The site comprises previously developed brownfield land, featuring vacant warehouse blocks 
and an area of hard standing car parking to the north.  The application boundary excludes the 
north west corner of the site where Old Mills Hill meets Baytree Lane, which is currently 
occupied by a warehouse unit which is in use as a welding and structural engineering 
workshop.  There are two existing access points to the site off Baytree Lane along the western 
boundary which is an adopted public highway.  There are a number of existing dwellings of 
varying style on the opposite side of Baytree Lane.  Beyond the railway line to the east lie a 
number of industrial/employment units.  

The railway line is divided from the site by a fence and landscaping/vegetation.  In the north-
eastern corner the site backs onto Mills Hill railway station platform, albeit that there is an area 
of trees which buffers the site from station platform.

The site is located within an area designated as a Mixed Employment Zone on the saved 
Rochdale Unitary Development Plan (UDP) Proposals Map.  

PROPOSAL

The application seeks full permission for the demolition of the existing buildings and structures 
on site and the erection of 110 dwellings. The existing buildings comprise a floor area of 
10,500m² which are surrounded by extensive areas of hardstanding.  The proposal includes a 
mix of 8 no. 2 bedroom, 82 no. 3 bedroom and 20 no. 4 bedroom units of up to 2.5 storeys in 
height.  The layout incorporates a mix of terraced, semi-detached and detached units. 

The scheme would be laid out so that dwellings would front Baytree Lane, each with individual 
driveways and small front gardens.  The layout has been shaped around a proposed primary 
street which connects to Baytree Lane at two points.  The access to the site would be taken 
via an existing entrance to the site which is located opposite no. 24 Baytree Lane.  A further 
access would be located opposite and to the north of no. 98 Baytree Lane.  The primary street 
within the site would link these two access points.  Further to the south and opposite no. 110 
Baytree Lane an existing access would be utilised to make a short cul-de-sac which would 



form part of the development.  A number of properties within the site would be accessed off 
shared driveways which would run off the primary access road.

The application includes acoustic fencing at noise sensitive locations, including on the 
western boundary of the site with the railway line, and landscaping along street frontages.  A 
mix of fencing, landscaping and a raised bund is proposed around the structural engineering 
workshop which is located beyond the north west corner of the site.  There is no on-site public 
open space proposed as part of this development.

Amendments

During the consideration of the application the scheme has been amended as follows at the 
request of the case officer:

- Garden lengths of plot no’s 31 and 32 has been extended to 8m;
- The layout has been amended so that ‘blocks’ of driveways have been broken up to 

allow for a centralised pedestrian access point which will improve access from the 
highway to each individual dwelling.  Additional landscaping has also been 
incorporated to break up driveway blocks;

- The boundary fence at plot no. 12 has been set back so that it does not protrude 
beyond the building line fronting Baytree Lane;

- Driveways to the side of properties have been lengthened so that two vehicles could 
park mostly at the side of properties, thus reducing the prominence of cars on the 
street.

RELEVANT PLANNING POLICY

National Guidance:

National Planning Policy Framework 

The Department for Communities and Local Government published the National Planning 
Policy Framework (NPPF) on 27 March 2012.  The NPPF set out the Government’s planning 
policies for England and how these are expected to be applied.  

National Planning Policy Guidance

The government published its National Planning Practice Guidance on 6 March 2014. This is 
intended to complement the National Planning Policy Framework 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.

Adopted Rochdale Core Strategy
The Council adopted the Core Strategy on 19 October 2016. The following policies of the 
adopted 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
SO4 To promote a greener environment
SO5 To improve accessibility and deliver sustainable transport

SP/3M Improving the Strategy for Middleton

SD1  Delivering sustainable development

C1 Delivering the right amount of housing in the right places
C2 Focusing on regeneration areas and economic growth corridors/areas
C3 Delivering the right type of housing
C4 Providing affordable homes
C6 Improving health and well being
C7 Delivering education facilities
C8 Improving community, sport, leisure and cultural facilities

E2 Increasing jobs and prosperity
E3 Focusing on economic growth corridors and areas

P2 Protecting and enhancing character, landscape and heritage
P3 Improving design of new development

G6 Enhancing Green Infrastructure
G7 Increasing the value of biodiversity and geodiversity
G8 Managing water resources and flood risk
G9 Reducing the impact of pollution, contamination and land instability

P1 Improving Image
P2 Protecting and enhancing character, landscape and heritage
P3 Improving design of new development

T1 Delivering sustainable transport
T2 Improving accessibility

DM1 General development requirements
DM2 Delivering planning contributions and infrastructure

Rochdale Unitary Development Plan (June 2006)

The following policies of the UDP have been saved and are relevant to the proposal:-

G/D/1 Defined Urban Area
EC/3 Mixed Employment Zones
EM/7 Development and Flood Risk
EM/8 Protection of Surface and Ground Water
A/24 Strategic Highway Network



Supplementary Planning Guidance:
Oldham and Rochdale Residential Design Guide SPD
Guidelines and Standards for Residential Development SPD (2016)
Energy and New Development SPD
Provision of Recreational Open Space in New Housing SPD
Affordable Housing SPD

Rochdale Borough Transport Strategy (March 2014)

SITE HISTORY

There is no planning history of direct relevance to this application.

CONSULTATION RESPONSES

Highways and Engineering: - The applicant has provided a 200% dedicated parking provision 
to serve the proposed development; this meets standards set in the Core Strategy and is ideal 
for a development of this size and nature. 

Rochdale Borough Councils Highways Service does not object to the applicant’s proposal of a 
Shared Driveways; however these areas will not become adopted upon completion of the 
proposed development.

Ample dedicated parking has been proposed therefore on street parking outside the 
development will not be a significant issue.

The applicant has proposed private driveways fronting Baytree Lane, visibility of the proposed 
driveway areas is reduced for motorists travelling from Oldham Road; this has the potential to 
create a negative impact upon road safety.

To mitigate against the vehicle conflict this is likely to create introducing a self-encoring 
20MPH zone on Baytree Lane from the junction of Oldham Road to the railway bridge is 
recommended. This will reduce the speed of vehicles approaching the proposed driveways 
fronting Baytree Lane. The inclusion of this 20MPH Traffic Regulation Order will omit existing 
safety concerns raised by Rochdale Borough Councils Highways Service regarding the 
proposed driveway areas fronting Baytree Lane.  The introduction of this Traffic Regulation 
Order and exact location is subject to agreement with Rochdale Borough Councils Network 
Management Service.

The level of traffic this development would generate will not create a significant negative 
impact upon the existing local highway network. 

Therefore there would be no capacity issues due to the approval of this residential 
development; the surrounding highway network will adequately accommodate vehicles from 
the development. 

The development is within walking distance of the A669-Oldham Road, which is a major bus 
route offering a variety of regular sustainable transport links.  The development is also within 
walking distance of Mills Hill Rail Station, which also provides a variety of regular sustainable 



transport routes.  In addition to this a range of retail and community services are within close 
proximity of the proposed development. 

This development will create new/altered accesses to the existing highway; each proposed 
access point meets standards set in The Manual for Streets & is sufficient to serve the 
proposed development.

Footway reconstruction is required as part of the access works to provide a formalised 
footway facility fronting the site boundary on Baytree Lane. Dropped kerbs are required on 
Baytree Lane & within the proposed development to allow vehicular access across the 
footway onto the private driveway areas.  Formalised junction give way lining is required at 
each of the proposed access points into the development from Baytree Lane.

No Waiting at Any Time restrictions are also required at each of the proposed access points to 
provide junction protection acting as a deterrent against dangerous/inconsiderate parking.  
Rochdale Borough Councils Highways Service has no concerns regarding refuse collection 
from this location. 

This application will not impact upon the highways layout.

Highways drainage will not change as a result of this development.

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

Transport for Greater Manchester: -

Trip Generation 

TfGM HFAS have reviewed the Highways section of the Transport Assessment (TA) prepared 
by Crofts in support of the proposed residential development. The TA examines the potential 
trip generation of the site, using the industry standard database TRICS. 

It should be noted that Figures 1 to 13, which are quoted in the TA have not been included. 
Amongst other things, these illustrate future traffic flows generated by the development. For 
the sake of completeness these should be included in the TA.

The TA states that the site is currently occupied by a range of vacant industrial buildings. 
Therefore, the TA provides a comparison exercise of the trip rate generation for both the 
proposed residential development and the existing industrial buildings, should these be 
occupied. 

The results of the assessment demonstrates that the proposed residential development is 
likely to result in an overall reduction in two-way trips in both the AM and PM Peak hours. 

HFAS have checked the trip generation element of the TA and are satisfied that the 
conclusion is factual, based on the former 9,000sqm industrial site being considered an extant 
use. Therefore, as the assessment demonstrates that there will be an overall reduction in trips 
HFAS have no further comments.

Mills Hill Station



TfGM’s Strategy and Rail Teams have reviewed the proposal and are comfortable that this 
site alone will not place any additional capacity issues on Mills Hill Station. 

It should be noted that the platforms at Mills Hill Station are on quite a high embankment and 
Network Rail are currently progressing an ‘access for all’ scheme at the station.

The applicant is advised to explore the opportunity to achieve direct, step-free access to the 
station from the site.  It would be useful to know if the applicant has considered/investigated 
this and contacted Network Rail.

Site Accessibility

There are bus stops on the A669 Oldham Road within 200m of the site, providing regular 
daytime services between Manchester, Rochdale and Oldham at varying intervals Monday to 
Sunday. The nearest railway station is Mills Hill Rail Station located circa 400m from the site 
serving the Manchester Victoria to Leeds line. Future residents would therefore have access 
to other travel modes which should help to reduce the amount of car travel otherwise 
generated by this development.

In order to maximise the benefits of the site’s location in relation to active travel, it should be 
ensured that the pedestrian and cycling environment is designed to be as safe, convenient 
and attractive as possible, so as not to discourage people from accessing the site on foot / by 
bicycle.  This should be applied both throughout the site layout, and also between the site and 
existing active travel networks leading to the Town Centre of Middleton and can be achieved 
through measures such as the appropriate use of surfacing materials, landscaping, lighting, 
signage and road crossings.  

Additionally, the applicant should ensure the provision of continuous 2m wide footways 
throughout and surrounding the development, reinstating any redundant crossings which 
served the former site, installing tactile paving at junctions/crossing points and renewing any 
substandard footways.  

It is also important to ensure that the development includes adequate infrastructure and 
facilities to encourage future residents to travel by sustainable modes. TfGM would therefore 
recommend that each dwelling makes provision for some form of secure cycle parking within 
the site curtilage of the dwellings. 

Travel Plan

To encourage sustainable travel choices, it is important that the development is accompanied 
by a robust Residential Travel Plan with effective measures for bringing about modal shift, i.e. 
the use of incentives, provision of onsite and offsite infrastructure, along with a clear 
monitoring regime with agreed targets.  

A Residential Travel Plan should include:

 A Travel Plan budget and resources for the implementation and day to day 
management of travel plan measures;



 Appropriate management structures;
 Detailed time frames for the delivery;
 Handover arrangements for the travel plan or its components, when the developer’s 

responsibility ceases; and
 Targets and monitoring arrangements. 

Ideally a Full Travel Plan should include tailored measures to overcome specific barriers or 
take advantage of opportunities presented by the site in order to encourage future residents to 
use sustainable modes of travel for appropriate journeys. 

Condition: Should Rochdale Council be minded to approve this application it is suggested that 
a condition for the development, submission, implementation and monitoring of a Full 
Residential Travel Plan be attached to any planning consent.  

Strategic Transport Planning: - 

Air Quality
This development is located in the vicinity of an Air Quality Management Area (AQMA) 
designated because of the potential impact of additional traffic generated by the development 
on NO2 levels along Oldham Road. An Air Quality Assessment was required to demonstrate 
that the additional development traffic would not result in the national NO2 objective being 
exceeded on Oldham Road once the development was complete and occupied. The close 
vicinity of the site to local schools and other nearby sensitive receptors (eg existing nearby 
residences) also meant the AQ Assessment should also assess the potential of the 
development demolition and construction phases to generate fugitive dust emissions (PM10) 
and NO2 emissions that would cause the respective UK air quality objectives to be exceeded.

The AQ Assessment demonstrated that once the development operational the impact on NO2 
levels was negligible. During the construction phases however significant PM10 and NO2 
emissions will be generated affecting neighbouring sensitive receptors without employing 
construction industry best practice methods. A “Dust Mitigation Plan” should be prepared 
either as an independent “stand alone” document or as part of a more wide ranging 
“Construction Environmental Management Plan”. This must be compliant with the Institute of 
Air Quality Management (IAQM) “Guidance on the Assessment of Dust from Demolition and 
Construction (2014)”.

Chapter 6 of the AQ Assessment (p26-30) details recommended mitigation measures to 
ensure that during construction phase, fugitive dust generation beyond the site boundary is 
minimised.

Public Rights of Way
There are no Public Rights of affected by the development.

Principle of Development
There are no Public Rights of Way or Air Quality reasons that prevent this development from 
being approved, providing measures to ameliorate fugitive dust emissions generated from the 
site during the demolition and construction phases of the proposal are implemented. To 
ensure this, a condition in any positive planning approval should include the requirement for 



the preparation and implementation of “Dust Mitigation Plan” either separately or as part of a 
more wide ranging “Construction Environmental Management Plan” and implemented during 
the works. 

The Dust Management Plan will accord with the Institute of Air Quality Management Guidance 
on the Assessment of Dust from Demolition and Construction (2014) and incorporate 
measures set out in Chapter 6 (p26-30) of the Air Quality Assessment accompanying the 
planning application for this development proposal.

Coal Authority: - The Coal Authority concurs with the recommendations of the submitted 
Phase I and Phase II Geo-Environmental Site Assessment Report (September 2016, 
prepared by E3P); that coal mining legacy poses a risk to the proposed development and that 
further intrusive site investigation works should be undertaken prior to development in order to 
establish the exact situation regarding coal mining legacy issues on the site.

The Coal Authority recommends that the LPA impose a Planning Condition should planning 
permission be granted for the proposed development requiring these works prior to 
commencement of development.

In the event that the site investigations confirm the need for remedial works to treat the areas 
of shallow mine workings to ensure the safety and stability of the proposed development, this 
should also be conditioned to ensure that any remedial works identified by the site 
investigation are undertaken prior to commencement of the development.

A condition should therefore require prior to the commencement of development (excluding 
demolition):

* The submission of a scheme of intrusive site investigations for approval;
* The undertaking of that scheme of intrusive site investigations;
* The submission of a report of findings arising from the intrusive site investigations;
* The submission of a scheme of remedial works for approval; and
* Implementation of those remedial works.

The Coal Authority therefore has no objection to the proposed development subject to the 
imposition of a condition or conditions to secure the above.

Public Protection (Noise): - This section has no objection in principle to the application but 
would recommend the following conditions:

The homes are constructed as per the mitigation measure's outlined in the submitted acoustic 
and vibration report.  An acoustic fence is installed to the specification of the submitted 
acoustic report.  Both of the above are done to achieve the following internal and external 
noise levels 35 dB(A) Leq (1 hour) in the bedrooms with windows shut and other means of 
ventilation provided between 7 am and 11pm.

30dB(A) Leq 5mins in the bedrooms with windows shut and other means of ventilation 
provided between 11pm and 7am.



35 dB(A) Leq (1 hour) in the living room/s with windows shut and other means of ventilation
provided between 7 am and 11pm.

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

Noise in external amenity areas shall not exceed 55 dB(A).

Public Protection (Environment) – No objection subject to the following condition:

Remedial measures shall be carried out to the proposed development as outlined in the 
supplied reports.  Any variation or modification of the proposed remedial measures shall be 
subject to the approval of the Local Planning Authority prior to that relevant part of the 
development commencing.

A Remediation Verification Report detailing the design and installation of the remedial 
measures shall be submitted and subject to the approval in writing of the Local Planning 
Authority prior to the development being brought into occupation or first use.

Strategic Housing: - No comments received.

Education: - No objection subject to the following:

The proposed development of 110 two, three and four bedroom houses will have a significant 
impact on the demand for school places in the local area.

- The birth rate in the borough is increasing contrary to national trends and immigration and 
new housing is exacerbating the situation.
- There are 9 Rochdale primary schools within 1.8 miles of the proposed site, of which only 
two, Hollins and Boarshaw currently carry spare places and these are not spread evenly 
across all year groups. 
- However, though Boarshaw is being expanded to cope with existing place demands and the 
provision of capacity for in-year transfers for the local area. 
- The local Rochdale community school, Elmwood (0.3 mls), which is cited in the Design and 
Access Statement by the applicant, is full and is regularly oversubscribed. The next closest 
school, St Gabriel’s RC is also full. 
- The local secondary school, Middleton Technology College, has recently been expanded 
and is now full in Year 7. By the time houses start to be completed the only vacancies are 
likely to be in Years 9-11.

The proposed development consists of 110 houses (2 two, 82 three and 20 four bedroom). 
Based on a standard formula these would yield 39 children (28 primary and 11 secondary). 

Without further school capacity there will be insufficient school places for the residents of the 
new development. This will put the council under pressure in respect of its statutory duties for 
providing sufficient school places and could impact on school travel costs. The lack of places 
locally will also generate more traffic for local roads.   However, the council currently has no 
plans to expand Elmwood, (nor does it have the budget to do so). In order to provide local 



primary school places for the new development it would be necessary to expand Elmwood 
school which is believed to be possible (but subject to feasibility).  It is therefore essential that 
a significant developer contribution is sought and that the Council satisfies itself that it can 
deliver the new places in entirety (i.e. 1 form of entry, this providing the best value for money) 
before approving the application.

Here is my response, plus a calculation of the S106 contribution.

S106 Contribution
Primary 
@ 
£12320

Secondary 
@ 15400

Total £

344960 169400 514,360
28 11  

Minerals and Waste Planning Unit: - No comments received.

Greater Manchester Ecology Unit: - No objection:

Bats
The bat survey found no evidence of bat roosting in any of the buildings to be lost.  However 
bats were found to be foraging and commuting on the site, mainly along the eastern boundary 
of the site.  The landscape scheme proposes a linear belt of trees along this boundary.  It is 
important that this belt is not lit during either the construction or when the houses are 
occupied. We would therefore recommend that the following conditions be attached to any 
permission, if granted:

No development shall take place (including demolition, ground works, vegetation clearance) 
until a construction environmental management plan (CEMP: biodiversity) has been 
submitted to and approved in writing by the local planning authority. The CEMP (Biodiversity) 
shall include the following.
a)  Risk assessment of potentially damaging construction activities.
b)  Identification of "biodiversity protection zones".
c)  Practical measures (both physical measures and sensitive working practices) to avoid or 
reduce impacts during construction (may be provided as a set of method statements).
d)  The location and timing of sensitive works to avoid harm to biodiversity features.
e)  The times during construction when specialist ecologists need to be present on site to 
oversee works.
f)  Responsible persons and lines of communication.
g)  The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly 
competent person.
h)  Use of protective fences, exclusion barriers and warning signs.

The approved CEMP shall be adhered to and implemented throughout the construction period 
strictly in accordance with the approved details, unless otherwise agreed in writing by the local 
planning authority.

Prior to occupation, a "lighting design strategy for biodiversity" for the eastern tree belt shall be 



submitted to and approved in writing by the local planning authority. The strategy shall:

a) identify those areas/features on site that are particularly sensitive for[... insert species ...] 
and that are likely to cause disturbance in or around their breeding sites and resting places or 
along important routes used to access key areas of their territory, for example, for foraging; 
and

b) show how and where external lighting will be installed (through the provision of appropriate 
lighting contour plans and technical specifications) so that it can be clearly demonstrated that 
areas to be lit will not disturb or prevent the above species using their territory or having 
access to their breeding sites and resting places.

All external lighting shall be installed in accordance with the specifications and locations set 
out in the strategy, and these shall be maintained thereafter in accordance with the strategy. 
Under no circumstances should any other external lighting be installed without prior consent 
from the local planning authority.

Woodland
The scheme will involve the loss of a small area of woodland.  This woodland is identified as of 
“moderate intrinsic ecological value due to the maturity of some of the trees”.  As 
compensation for this loss it proposed to plant linear belts trees along the eastern and north-
western site boundaries.  However, the species should include more locally native species 
such as oak and silver birch.  The landscape plan should therefore be amended.

Birding Birds
As the woodland and scrub on the site may be used by nesting birds we would recommend 
that the following condition be attached to any permission, if granted:

No removal of or works to any hedgerows, trees or shrubs shall take place during the main 
bird breeding season 1st March and 31st July inclusive, unless a competent ecologist has 
undertaken a careful, detailed check of vegetation for active birds' nests immediately before 
the vegetation is cleared and provided written confirmation that no birds will be harmed and/or 
that there are appropriate measures in place to protect nesting bird interest on site. Any such 
written confirmation should be submitted to the local planning authority.

Other issues
The report also identified the presence of the invasive Himalayan Balsam on the site.  
Measures will need to be put in place to ensure that the works do not cause this species to 
spread. These measures should be incorporated into the CEMP (Biodiversity) outline above.  

Similarly the measures to protect mammals (section 6.6) should be incorporated into the 
CEMP (Biodiversity).

It is also recommended that bat and bird boxes should be installed on the proposed housing 
as compensation and enhancement measures for biodiversity.  We would therefore 
recommend that these be required by condition should permission be granted.

Rochdale Development Agency: - I can confirm we have had no interest in the land. 



Drainage: – No objection.

Environment Agency: - No objection:

We have no objection in principle, but would wish to make the following comments.

We have reviewed the following reports with respect to risks to controlled waters:

• Phase 1 and Phase 2 Geo-Environmental Site Assessment, Baytree Lane, Middleton, 
Manchester, E3P, September 2016.
• Remediation and Enabling Works Strategy, Baytree Lane, Middleton, Manchester, 
E3P, September 2016.
 
Phase 1 and Phase 2 Geo-Environmental Site Assessment, Baytree Lane, Middleton, 
Manchester, E3P, September 2016.

The site has been subject to former industrial land use and shallow coal mining. The site is 
located on glaciofluvial deposits and Pennine Lower Coal Measures and Blenfire Rock 
Sandstone. Both the drift deposits and the bedrock are classified as Secondary A aquifers. 
The River Irk is located 200m north of the site and groundwater flow direction at the site is 
anticipated to follow topography to discharge to the river. The Rochdale Canal is located 150m 
east of the site and is classified as a SSSI, however the canal is not thought to be down 
groundwater gradient from the site and is lined and therefore not considered to be a receptor. 
The nearest groundwater abstraction is 340m northwest of the site.  In this site setting the 
controlled waters receptors of key interest are considered to be the Secondary A drift aquifer 
and the River Irk.

The risk assessment has not recognised the drift aquifer as a receptor and has only assessed 
the risk to the bedrock aquifer, which was assessed as low risk due to the thickness of the drift 
and the presence of clay layers. The drift was found to be ~ 40m thick predominantly made up 
of gravelly sand with some layers of clay. 

Groundwater strikes were noted in sand in the drift at 1-2 m bgl. The site investigation logs 
suggest that the gravelly sand unit is laterally extensive and appears to be the main water 
bearing unit in the shallow drift. A continuous shallow water table appears to be present. No 
groundwater level monitoring data has been included in the appendices.  Soils testing 
identified elevated concentrations of lead, arsenic, hydrocarbons and asbestos with respect to 
human health screening criteria and the site investigation report recommends hotspot 
removal of the TPH contamination and a cover system for the site.

Two areas of fuel tanks have been identified on the site however groundwater sampling 
boreholes appear to be located upgradient of the tanks if groundwater flow is to the north as 
anticipated. The boreholes have not been levelled to mAOD and there has been no reporting 
of groundwater levels to mAOD or any assessment of groundwater flow directions based on 
site data.  Groundwater testing found exceedances of selenium, pH, naphthalene and 
hydrocarbons with respect to Tier 1 screening values of Drinking Water Standards and EQS. 
The risk assessment for controlled waters is somewhat confusing as it classifies the risk to the 



drift aquifer as low to moderate and the risk to the bedrock aquifer as moderate and section 
9.2 refers to Principal Aquifer beneath the site.

On page 49 of the site investigation report the report goes from describing the drift materials 
as predominantly gravelly sand fluvioglacial deposits to saying that the drift is predominantly 
cohesive glacial till deposits and therefore the risk to the underlying bedrock aquifer is low.

WS103 has been identified as a hotspot of hydrocarbons in soil and groundwater and E3P 
have recommended that this hotspot is excavated. This sampling location is located just to the 
south, and therefore potentially up groundwater gradient, of an above ground fuel storage 
tank which is considered to be the source of contamination due to spills.  In section 9.4 the 
conceptual site model then states that two hotspots with potential risk to controlled waters 
have been identified, TPH at WS103 and PAHs at WS107.  There was no mention of the 
hotspot at WS107 in the site investigation results. WS107 is located beside another area of 
above ground storage tanks and again it is potentially up groundwater gradient from the 
source. The report recommends removal of contaminated soils in these two hotspots for 
protection of controlled waters. However there has been no attempt to use Detailed 
Quantitative Risk Assessment to determine if the concentrations in soil and groundwater do 
pose a risk to the wider environment and therefore whether remediation is required or what the 
remedial targets would be.

Due to the lack of groundwater gradient assessment it is also unclear whether the data from 
boreholes WS103 and WS107 can be considered to be representative of the characteristics of 
the hotspot or impacted groundwater. Groundwater flow directions and sampling from up and 
down gradient of the source areas (tanks) is required.  Further work is required in order to 
characterise the site, assess the risk to controlled waters and determine whether remediation 
for the protection of controlled waters is required. The exceedance of Tier 1 screening values 
for controlled waters risk assessment would normally indicate that a Tier 2 controlled waters 
detailed quantitative risk assessment is required in order to assess whether remediation is 
required and to derive remedial targets for soil and groundwater.
 
Remediation and Enabling Works Strategy, Baytree Lane, Middleton, Manchester, E3P, 
September 2016.  Due to the uncertainty and incomplete description of the characterisation of 
the site we cannot determine whether the remedial proposals are adequate to address the risk 
to controlled waters.
 
Environment Agency position
Based on the information received the following conditions should be included on the decision 
notice as set out below.

Condition
Prior to each phase of development approved by this planning permission no development (or 
such other date or stage in development as may be agreed in writing with the Local Planning 
Authority), shall take place until a scheme that includes the following components to deal with 
the risks associated with contamination of the site shall each be submitted to and approved, in 
writing, by the local planning authority:

1) A preliminary risk assessment which has identified:



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

2) A site investigation scheme, based on (1) to provide information for a detailed assessment 
of the risk to all receptors that may be affected, including those off site.

3) The results of the site investigation and detailed risk assessment referred to in (2) and, 
based on these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken.
 
4) A verification plan providing details of the data that will be collected in order to demonstrate 
that the works set out in the remediation strategy in (3) are complete and identifying any 
requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements 
for contingency action.

Any changes to these components require the express written consent of the local planning 
authority. The scheme shall be implemented as approved.

Reason
To ensure the protection of water quality in the Secondary A aquifer. 

Condition
No occupation of any part of the permitted development / of each phase of development shall 
take place until a verification report demonstrating completion of works set out in the approved 
remediation strategy and the effectiveness of the remediation shall be submitted to and 
approved, in writing, by the local planning authority.  The report shall include results of 
sampling and monitoring carried out in accordance with the approved verification plan to 
demonstrate that the site remediation criteria have been met.  It shall also include any plan (a 
"long-term monitoring and maintenance plan") for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action, as identified in the verification plan. 
The long-term monitoring and maintenance plan shall be implemented as approved.

Reason
To ensure the protection of water quality in the Secondary A aquifer. 

Condition
No drainage system for the infiltration of surface water drainage into the ground where 
contamination has been identified is permitted other than with the express written consent of 
the local planning authority, which may be given for those parts of the site where it has been 
demonstrated that there is no resultant unacceptable risk to controlled waters. The 
development shall be carried out in accordance with the approval details.

Reason
To ensure the protection of water quality in the Secondary A aquifer. 

National Planning Policy Framework (NPPF) paragraph 109 states that the planning system 



should contribute to and enhance the natural and local environment by preventing both new 
and existing development from contributing to or being put at unacceptable risk from, or being 
adversely affected by unacceptable levels of water pollution.

Flood Risk
The site fall within flood zone 1 and should therefore be referred to Rochdale Councils, LLFA 
(Lead Local Flood Authority) Engineers.

United Utilities (UU): - No objection subject to the following conditions:

Foul and surface water shall be drained on separate systems. 

Reason: To secure proper drainage and to manage the risk of flooding and pollution.

Prior to the commencement of any development, a surface water drainage scheme, based on 
the hierarchy of drainage options in the National Planning Practice Guidance with evidence of 
an assessment of the site conditions shall be submitted to and approved in writing by the 
Local Planning Authority. 
 
The surface water drainage scheme must be in accordance with the Non-Statutory Technical 
Standards for Sustainable Drainage Systems (March 2015) or any subsequent replacement 
national standards and unless otherwise agreed in writing by the Local Planning Authority.
 
The development shall be completed in accordance with the approved details.

Without effective management and maintenance, sustainable drainage systems can fail or 
become ineffective.  As a provider of wastewater services, we believe we have a duty to 
advise the Local Planning Authority of this potential risk to ensure the longevity of the surface 
water drainage system and the service it provides to people.  We also wish to minimise the 
risk of a sustainable drainage system having a detrimental impact on the public sewer network 
should the two systems interact. We therefore recommend the Local Planning Authority 
include a condition in their Decision Notice regarding a management and maintenance regime 
for any sustainable drainage system that is included as part of the proposed development. 

For schemes of 10 or more units and other major development, we recommend the Local 
Planning Authority consults with the Lead Local Flood Authority regarding the exact wording 
of any condition

Greater Manchester Police: - No comments received.

National Grid: - No comments received.

Oldham Council: - No comments received. 

Greater Manchester Fire and Rescue Service: - No objection.  The Fire Service requires 
vehicular access for a fire appliance to within 45m of all points within the dwellings. 

The access road should be a minimum width of 4.5m and capable of carrying 12.5 tonnes. 
Additionally if the access road is more than 20m long a turning circle, hammerhead, or other 



turning point for fire appliances will be required. The maximum length of any cul-de-sac 
network should be 250 m.

There should be a suitable fire hydrant within 165m of the furthest dwelling.

The Fire Service strongly supports the installation of domestic sprinkler systems as a positive 
measure to protect persons.  At a small cost occupants’ can be given the reassurance of a 
high level of protection.  All developers should positively consider the viability of installing 
domestic sprinkler systems.  

Network Rail: - When designing proposals, the developer and LPA are advised, that any 
measurements must be taken from the operational railway / Network Rail boundary and not 
from the railway tracks themselves.  From any existing railway tracks themselves to the 
Network Rail boundary fence, will include critical infrastructure (e.g. cables, signals, overhead 
lines, communication equipment etc) and boundary treatments which might be adversely 
impacted by third party proposals unless the necessary asset protection measures are 
undertaken. No proposal should increase Network Rail’s liability.

The developer/applicant must ensure that their proposal, both during construction, after 
completion of works on site and as a permanent arrangement, does not affect the safety, 
operation or integrity of the operational railway / Network Rail land and our infrastructure. The 
works on site must not undermine or damage or adversely impact any railway land and 
structures. There must be no physical encroachment of the proposal onto Network Rail land, 
no over-sailing into Network Rail air-space and no encroachment of foundations onto Network 
Rail land and boundary treatments. Any future maintenance must be conducted solely within 
the applicant’s land ownership.  

As the proposal includes works may impact the existing operational railway, a BAPA (Basic 
Asset Protection Agreement) will need to be agreed between the developer and Network Rail. 
The developer will be liable for all costs incurred by Network Rail in facilitating this proposal, 
including any railway site safety costs, possession costs, asset protection costs / presence, 
site visits, review and agreement of proposal documents and any buried services searches. 
The BAPA will be in addition to any planning consent.

The applicant / developer should liaise directly with Asset Protection to set up the BAPA.

For major works / large scale developments an Asset Protection Agreement will be required 
with further specific requirements. 

The developer is to submit directly to Network Rail a Risk Assessment and Method Statement 
(RAMS) for all works to be undertaken within 10m of the operational railway. Network Rail 
would need to be assured the works on site follow safe methods of working and have taken 
into consideration any potential impact on Network Rail land and operational railway 
infrastructure. Review and agreement of the RAMS will be undertaken once a BAPA has been 
set up between Network Rail and the applicant/developer.  The applicant /developer is to 
submit the RAMs directly to:

The developer is proposing a 2.5m high acoustic fence adjacent to the railway boundary.

Acoustic fencing / close boarded fencing that is proposed to be installed along the boundary 
with Network Rail is a cause for concern. Therefore the acoustic fence and its foundation 



design would be subject to the Network Rail Asset Protection Engineer review and 
agreement.

Over the height of 1.8m, Network Rail would have to consider the impacts of wind loading on 
the fence. There is the potential for the fence to topple over and fall onto or towards the 
operational railway and damage Network Rail’s existing boundary treatments, safety critical 
lineside equipment and cable degradation. De-stabilisation of land, soil slippage and railway 
fencing foundations being undermined should also be considered as potential areas impacted 
by a high acoustic fence. Network Rail’s existing fencing must remain in place. The applicant’s 
close boarded fence must not be attached to any Network Rail land or infrastructure and must 
be supported and constructed wholly within the applicant’s land ownership footprint including 
any foundations which must not encroach under, over or on the railway boundary.

We would request a condition is included in the planning consent as follows:

Condition:

“Prior to the commencement of the development, acoustic fencing mitigation measures shall 
be submitted to the Local Planning Authority and Network Rail.”

Reason: To protect the adjacent railway boundary.

Any scaffolding which is to be constructed within 10 metres of the Network Rail / railway 
boundary must be erected in such a manner that at no time will any poles over-sail the 
railway and protective netting around such scaffolding must be installed. The applicant / 
applicant’s contractor must consider if they can undertake the works and associated 
scaffolding / access for working at height within the footprint of their land ownership boundary. 
The applicant is reminded that when pole(s) are erected for construction or maintenance 
works, should they topple over in the direction of the railway then there must be at least a 3m 
failsafe zone between the maximum height of the pole(s) and the railway boundary. 

If vibro-compaction machinery / piling machinery or piling and ground treatment works 
are to be undertaken as part of the development, details of the use of such machinery 
and a method statement must be submitted to the Network Rail Asset Protection 
Engineer for agreement.  

 All works shall only be carried out in accordance with the method statement and 
the works will be reviewed by Network Rail. The Network Rail Asset Protection 
Engineer will need to review such works in order to determine the type of soil (e.g. 
sand, rock) that the works are being carried out upon and also to determine the 
level of vibration that will occur as a result of the piling. 

 The impact upon the railway is dependent upon the distance from the railway 
boundary of the piling equipment, the type of soil the development is being 
constructed upon and the level of vibration. Each proposal is therefore different 
and thence the need for Network Rail to review the piling details / method 
statement.

Maximum allowable levels of vibration - CFA piling is preferred as this tends to give rise to less 
vibration. Excessive vibration caused by piling can damage railway structures and cause 
movement to the railway track as a result of the consolidation of track ballast. The developer 



must demonstrate that the vibration does not exceed a peak particle velocity of 5mm/s at any 
structure or with respect to the rail track.

The demolition works on site must be carried out so that they do not endanger the safe 
operation of the railway, or the stability of the adjoining Network Rail structures and land. The 
demolition of the existing building(s), due to its close proximity to the Network Rail boundary, 
must be carried out in accordance with an agreed method statement. Review of the method 
statement will be undertaken by the Network Rail Asset Protection Engineer before the 
development and any demolition works on site can commence. Network Rail would like to add 
that the applicant is strongly recommended to employ companies to demolish buildings / 
structures belonging to the National Federation of Demolition Contractors. This will ensure 
that all demolition works are carried out to professional standards and the company itself will 
also include liability insurance as part of its service and that demolition works on site do not 
impact the safety and performance of the railway.

All surface water is to be directed away from the direction of the railway. Soakaways, as a 
means of storm/surface water disposal must not be constructed near / within 20 metres of 
Network Rail’s boundary or at any point which could adversely affect the stability of Network 
Rail’s property. Once water enters a pipe it becomes a controlled source and as such no water 
should be discharged in the direction of the railway. 

 Storm/surface water must not be discharged onto Network Rail’s property or into Network 
Rail’s culverts or drains. 

 Suitable drainage or other works must be provided and maintained by the developer to 
prevent surface water flows or run-off onto Network Rail’s property.

 Proper provision must be made to accept and continue drainage discharging from 
Network Rail’s property.

 Suitable foul drainage must be provided separate from Network Rail’s existing drainage.
 Drainage works could also impact upon culverts on developers land.

Water discharged into the soil from the applicant’s drainage system and land could seep onto 
Network Rail land causing flooding, water and soil run off onto lineside safety critical 
equipment /  infrastructure; or lead to de-stabilisation of land through water saturation.

Full details of the drainage plans are to be submitted to the Network Rail Asset Protection 
Engineer. No works are to commence on site on any drainage proposals without agreement of 
the documentation by the Network Rail Asset Protection Engineer.

We would request that a condition is included in the planning consent as follows:

Condition:

“Prior to the commencement of the development details of the disposal of both surface water 
and foul water drainage directed away from the railway shall be submitted to the Local 
Planning Authority and Network Rail.”

Reason: To protect the adjacent railway from the risk of flooding and pollution.

No infiltration of surface water drainage into the ground is permitted other than where it has 
been demonstrated that there is no resultant unacceptable risk to controlled waters.



If the developer and the LPA insists on a sustainable drainage and flooding system then the 
issue and responsibility of flooding and water saturation should not be passed onto Network 
Rail and our land. The NPPF states that, “103. When determining planning applications, local 
planning authorities should ensure flood risk is not increased elsewhere,” We recognise that 
councils are looking to proposals that are sustainable, however, we would remind the council 
in regards to this proposal in relation to the flooding, drainage, surface and foul water 
management risk that it should not increase the risk of flooding, water saturation, pollution and 
drainage issues ‘elsewhere’, i.e. on to Network Rail land. Details of the design and 
implementation of an appropriate surface water sustainable drainage scheme, based on 
sustainable drainage principles, should be agreed with Network Rail.

Network Rail will need to review all excavation and earthworks within 10m of the railway 
boundary to determine if the works might impact upon the support zone of our land and 
infrastructure as well as determining relative levels in relation to the railway. Network Rail 
would need to be informed of any alterations to ground levels, de-watering or ground 
stabilisation and we would need to agree the works on site to ensure that there is no impact 
upon critical railway infrastructure. Network Rail would recommend a condition is included in 
the planning consent as follows:

Condition:

“Prior to the commencement of the development full details of ground levels, earthworks and 
excavations to be carried out near to the railway boundary shall be submitted to the Local 
Planning Authority and Network Rail.”

Reason: To protect the adjacent railway.

The NPPF states:

120. To prevent unacceptable risks from pollution and land instability, planning policies and 
decisions should ensure that new development is appropriate for its location. The effects 
(including cumulative effects) of pollution on health, the natural environment or general 
amenity, and the potential sensitivity of the area or proposed development to adverse effects 
from pollution, should be taken into account. Where a site is affected by contamination or land 
stability issues, responsibility for securing a safe development rests with the developer and/or 
landowner.

Network Rail requests that the developer ensures there is a minimum 2 metres gap between 
the buildings and structures on site and our boundary fencing. To allow for all construction 
works on site and any future maintenance to be carried out wholly within the applicant’s own 
land ownership and without encroachment onto Network Rail land and air-space. Any 
unauthorised access to Network Rail land or air-space is an act of trespass and we would 
remind the council that this is a criminal offence (s55 British Transport Commission Act 
1949).  To ensure that should the buildings and structures on site fail or collapse that it will do 
so without damaging Network Rail’s boundary treatment or causing damage to the railway 
(e.g. any embankments, cuttings, any lineside equipment, signals, overhead lines) and to 
prevent the materials from the buildings and structures on site falling into the path of trains.

To ensure that the buildings and structures on site cannot be scaled and thus used as a 
means of accessing Network Rail land without authorisation. 



The LPA and the developer (along with their chosen acoustic contractor) are recommended to 
engage in discussions to determine the most appropriate measures to mitigate noise and 
vibration from the existing operational railway to ensure that there will be no future issues for 
residents once they take up occupation of the dwellings. 

Network Rail is aware that residents of dwellings adjacent or in close proximity to, or near to 
the existing operational railway have in the past discovered issues upon occupation of 
dwellings with noise and vibration. It is therefore a matter for the developer and the LPA via 
mitigation measures and conditions to ensure that any existing noise and vibration, and the 
potential for any future noise and vibration are mitigated appropriately prior to construction. 

Where trees/shrubs are to be planted adjacent to the railway boundary these shrubs should 
be positioned at a minimum distance greater than their predicted mature height from the 
boundary.  Certain broad leaf deciduous species should not be planted adjacent to the railway 
boundary as the species will contribute to leaf fall which will have a detrimental effect on the 
safety and operation of the railway. Where landscaping is proposed as part of an application 
adjacent to the railway it will be necessary for details of the landscaping to be reviewed to 
ensure it does not impact upon the railway infrastructure. Any hedge planted adjacent to 
Network Rail’s boundary fencing for screening purposes should be so placed that when fully 
grown it does not damage the fencing or provide a means of scaling it.  No hedge should 
prevent Network Rail from maintaining its boundary fencing. Lists of trees that are permitted 
and those that are not permitted are provided below and these should be added to any tree 
planting conditions: 

Permitted: Birch (Betula), Crab Apple (Malus Sylvestris), Field Maple (Acer Campestre), Bird 
Cherry (Prunus Padus), Wild Pear (Pyrs Communis), Fir Trees – Pines (Pinus), Hawthorne 
(Cretaegus), Mountain Ash – Whitebeams (Sorbus), False Acacia (Robinia), Willow Shrubs 
(Shrubby Salix), Thuja Plicatat “Zebrina”

Not Permitted: Alder (Alnus Glutinosa), Aspen – Popular (Populus), Beech (Fagus Sylvatica), 
Wild Cherry (Prunus Avium), Hornbeam (Carpinus Betulus), Small-leaved Lime (Tilia 
Cordata), Oak (Quercus), Willows (Salix Willow), Sycamore – Norway Maple (Acer), Horse 
Chestnut (Aesculus Hippocastanum), Sweet Chestnut (Castanea Sativa), London Plane 
(Platanus Hispanica).

Network Rail would recommend that as part of the planning consent for the proposal that 
developer contributions (either via S106, CIL or unilateral undertaking) should be considered 
for enhancements to Mills Hill Railway Station as a consequence of the potential for increased 
footfall due to the development.

Green Infrastructure Officer: - Included within the ‘Typical Soft landscaping Palette’ list of 
proposed hedging species is Prunus lusticnica, (Portugal Laurel), which has been identified by 
Natural England (NE) as potentially invasive species*.  I would therefore expect to see an 
alternative species proposed.  

I would want to see which exact species are proposed from Cornus spp, Viburnum spp. and 
Ligustrum var. proposed within the ‘Typical Soft landscaping Palette’.  Some of the species 
within these genera also appear within the list of plants identified as potentially invasive by NE.  
Otherwise, I have no other objections to the proposals, and none of the existing trees merit 
protection under a TPO.



REPRESENTATIONS

Neighbouring properties were notified of the application by letter. In addition, as the proposal 
constitutes major development and is a departure from local policy, appropriate notices have 
been posted in the vicinity of the site and in the local press.  One neutral representation was 
received from Mizkan Euro Ltd as detailed below.

 we would like a reassurance and confirmation that the demolition of the existing 
factory has been fully assessed with regard to its environmental impact including dust 
and any asbestos in the structure;

 Mizkan is an industrial producer of vinegar and operates 24/7, with vehicles entering 
and leaving the site throughout the day. 

 It is noted that the proposed development is set back from the railway and that some 
tree planting is included in the proposal, however there is a discrepancy between the 
planting plan and the planning layout. 

ANALYSIS

Principle of Development

The NPPF and Presumption in Favour of Sustainable Development

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, amongst other matters, 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. 

In the context of the above, the Council adopted the Core Strategy in October 2016.  The 
Council are able to demonstrate a 5 year supply of housing and policies in the Core Strategy 
are considered to be up-to-date.  

Local Planning Policy

The site lies in the defined urban area and on a wider area of land which is allocated as a 
mixed employment zone on the Unitary Development Plan allocations map.  Saved UDP 
policy EC/3 and Core Strategy policies E2 and E3 are directly relevant to this allocation.  The 
site also falls within an economic regeneration area as depicted by the Core Strategy.  
Therefore, policy C2 of the Core Strategy is directly relevant to this proposal.

Core Strategy policy C3 states that the Council will seek to deliver the right types of homes to 
meet the overall needs and aspirations of the borough, including by ensuring that 
development provides house types that take account of local needs and aspirations, ensuring 
that the supply of larger and higher value housing in the borough is improved, and requiring a 
high standard of design and layout that produces attractive places.

Policy SP3/M sets out the Strategy for Middleton which includes:
i. Improving the Oldham Road and Grimshaw Lane corridors (Policy P1);
ii. Developing a comprehensive approach to vacant and underused land around British Vita 
(Policies E3,C2,G6);
iii. Providing good quality housing on available brownfield sites in east Middleton (Policies 
C1,C2);
iv. Promoting employment opportunities within an economic growth corridor from the Town 
Centre to Mills Hill (Policy E3); and
v. Improving access and facilities at and around Mills Hill station (Policy T1).

Policy E2 of the Core Strategy states that the Council will ensure a sufficient supply of suitable 
land, buildings and infrastructure in the right places to support the creation and retention of 
successful businesses and increase the number and quality of jobs to create a more 
prosperous lower carbon economy.  To do this we will:

Ensure supply of up to 210ha of highly accessible land, focused in the south of the borough, 
that is attractive to 21st century employment development for offices, manufacturing and 
distribution (B1 - B8) as well as other employment generating uses; 

Protect those existing employment zones and employment (B1 - B8) sites outside 
employment zones which are most suited to continued employment use. Uses other than 



employment will be permitted where it can be demonstrated that they would be more 
appropriate; 

Promote the delivery of infrastructure, such as improved transport, housing, education, 
energy (including decentralised energy networks), water and wastewater, and information and 
communications technology (including high speed broadband) with a focus on supporting 
economic development in the above locations; and Support other employment generating 
uses that comply with the policies of this plan (e.g. retail, entertainment, leisure and tourism 
uses).

1. In the south of the borough, we will deliver most new employment development and jobs. 
To do this we will: 

a. Focus employment development in the following economic growth corridors / areas (shown 
on the Key Diagram) which offer high quality sites with good access to the motorway network 
and public transport facilities: 

i. Rochdale town centre / Kingsway corridor 
ii. Sandbrook Park / Crown Business Park / Castleton corridor 
iii. Middleton town centre / Oldham Road corridor 
iv. South Heywood employment sites 
v. Stakehill Business Park 

b. Ensure that throughout the plan period a minimum 5-year land supply is available in the 
south for manufacturing, warehousing and office development. Land will be released as and 
when appropriate to maintain this minimum supply; 
c. Set out a mechanism to identify high quality sites for employment development to meet 
evidenced need for additional land(Policy E4); 
d. Direct office development to town centres in accordance with policy E1. Office development 
within economic growth corridors / locations, employment zones and in other locations will be 
permitted if: 
i. it is close to a public transport interchange; and / or 
ii. it is ancillary to a manufacturing or warehouse business use; 
e. Promote the regeneration major employment locations suitable for continued employment 
use; 
f. Discourage low employment generating uses in locations where higher employment 
generating uses would be more appropriate; 
g. Allow non employment uses including housing in employment zones (excluding Heywood 
Distribution Park and Stakehill Business Park) and on existing large employment (B1 - B8) 
sites (over 0.4 ha) outside employment zones where: 
i. there is a proven lack of demand for the site for a suitable employment use, it's not suited in 
land use terms to any employment use and there is a satisfactory employment land supply in 
the area; and 
ii. It would not impact on the ability of existing businesses to operate satisfactorily; and 
iii. it will enable high quality mixed use employment development on strategic corridors, and 
close to centres or transport interchanges, or
iv. it will help support the delivery of regeneration proposals in a priority regeneration area; or 



v. redevelopment of the site would enable reinvestment that will provide jobs in the borough; 
or 
vi. development would remove a severe environmental problem.

h. Support new employment development outside designated employment areas where it 
supports the above strategy and is not detrimental to amenity. 

Effect on allocated employment land

In respect of the above, the application includes an assessment against the criteria set out in 
policy E2(g).  The submitted information has been assessed and the following conclusions 
are drawn:

i)The latest assessment of the employment land in the Borough is the 2008 Employment Land 
Study, which undertook a qualitative assessment of the allocated employment locations in the 
borough.  The purpose of the study was to analyse primary employment zones and mixed 
employment zones.  A total of five employment zones in Middleton were assessed and they 
scored over 70 based on defined scoring criteria.  The study considered that any site with a 
score of 70 or more should be afforded the highest level of protection from alternative forms of 
protection.  The application site scored 67 which is below the threshold of 70.  It was the 
poorest scoring site of all the Middleton Employment Zones which were assessed.  
The site was largely vacated (apart from one unit) in 2015 and it has been marketed for 
sale/rent ever since.  There has been no interest from prospective employment use tenants 
since this date, as confirmed by Rochdale Development Agency.

In addition, it is evident that the existing buildings on the site are in need of modernising or 
redeveloping.  According to evidence submitted by the applicant, the lack of dock loading 
bays and the limited height of the buildings significantly restricts its marketability.  Despite the 
site being in an accessible location, this part of the mixed employment zone faces a residential 
area and therefore, access to the site for articulated vehicles is more difficult in terms of the 
residential nature of Baytree Lane which restricts manoeuvrability and presents potential 
noise/amenity issues for nearby residents. 

There is a total of 585.7ha of land currently allocated as mixed employment zones, of which 
42.9ha is located in the Middleton township. John Lee Fold extends to 14.8ha and Oldham 
Road/ Mills Hill is 20.6ha in its entirety. Land at Grimshaw Lane provides a further 7.5ha. Core 
Strategy policy E2 earmarks 30ha of employment land across mixed employment zones for 
the future employment land supply, and it is therefore considered that even if all 30ha were 
sought in Middleton, there would be an adequate supply to meet the Core Strategy 
employment land supply requirement from mixed employment zones.  

In terms of the value of the existing employment land, the Employment Land Study (2008) 
found that Rochdale and Oldham have the highest levels of industrial floorspace nationally. 
There is a reasonable level of demand for industrial premises in both Boroughs.  However, the 
age and poor quality of the commercial offer is a key issue in undermining economic growth 
and a key factor in explaining the poor performance of the local economy.  Land at Baytree 
Lane (allocated a Mixed Employment Zone site ‘MEZ17’ in the UDP) is included in a 
qualitative assessment of Primary Employment and Mixed Employment Zones.  When 



compared with the scores of the other allocated employment land in the borough, this site’s overall 
qualitative score is below average. It also scores poorly (and below average) on market 
attractiveness, which is based on criteria such as market interest and appeal, viability and the 
need for investment, and strategic planning, which takes into account the site’s ability to contribute 
to wider local and national economic regeneration aims.  

ii) Policy E2 seeks to ensure that allowing a wider range of uses in employment areas does 
not cause problems for existing businesses. This is covered in the residential amenity section 
of the report.  In short, it is considered that appropriate measures could be put in place to 
protect future residents and the existing business.

In respect of other benefits related to policy E2, the scheme has the potential to improve a 
derelict site which is positioned on the western side of the railway line adjacent to a much 
larger residential area.  The regeneration of this site with residential development would be 
more in keeping with the predominant residential character of the area.  In that respect, the 
scheme is considered to constitute the regeneration of a priority regeneration area, in 
accordance with criterion (iv) of policy E2 (g) of the CS.  

Policy E3 of the Core Strategy states that in the Middleton Town Centre/Oldham Road 
corridor we will:
a. Promote the redevelopment of under used sites close to Middleton town centre for offices; 
b. Promote the upgrading of Mills Hill station with park and ride facilities; 
c. Support the improvement of the Oldham Road corridor (Policy P1); 
d. Support the regeneration of existing employment areas for employment uses; and 
e. Promote the development of the following sites: 

Land around British Vita on Oldham Road - potential for mixed use development; and 
Middleton town centre - potential for B1a offices, particularly on the eastern side.

In all these corridors we will: 
a. Focus the majority of employment development in existing employment zones, town 
centres and on the key sites identified above; 
b. Focus the delivery of sustainable transport improvements to make the corridors more 
accessible to the workforce and commercial traffic (Policy T1); 
c. Provide suitable sites and premises to attract potential growth sectors, such as financial and 
information and community technology services (ICT); 
d. Encourage office and other high density employment development subject to Policies E2 & 
T2; 
e. Allow appropriate supporting leisure development subject to Policies E2 & C8; 
f. Focus development to promote clusters and maximise linkages within and between sectors; 
g. Prioritise the redevelopment of previously developed land for employment uses but 
promote other uses, such as housing, if it's more appropriate to delivering a prosperous 
economy or to meeting the needs for any adjoining regeneration areas (Policy C2); 
h. Promote and focus investment in ICT, including high speed broadband, and any other 
infrastructure that can support businesses; and 
i. Promote the development of, and linkages with, education, training and investment services 
and facilities (Policy C7). 



In respect of the above, the proposal offers to support the improvement of the Oldham Road 
corridor by introducing a scheme which would potentially improve the appearance of a largely 
derelict employment site.  

Part of the evidence base supporting the Core Strategy is the Strategic Housing Land 
Availability Assessment (SHLAA) and the application site is included in the SHLAA with an 
indicative capacity of 109 dwellings.  This does not give an indication that the planning 
application is acceptable in principle, however. Policy C1 of the Core Strategy sets a minimum 
target of at least 460 net additional dwellings per annum up until 2028.  Going forward, it is 
clear that the borough will face an ongoing and challenging pressure in terms of the delivery of 
the net supply of housing, particularly given the fact that a significant number of further 
dwellings are proposed to be demolished as part of the continued regeneration of existing 
housing areas.  As an example, the Council has recently received notification of the proposed 
demolition of 158 flats at Angel Meadow in Heywood (reference 16/01227/DEM).  Therefore, 
whilst a five year supply can at present be demonstrated, the Council must ensure there is no 
future deficit in supply. 

Policy C1 of the Core Strategy states that ‘we will provide sufficient land to deliver at least 460 
net additional dwellings per year up to 2028 to assist in the creation of successful, inclusive 
and mixed communities and meet the housing needs of the borough’.  It goes on to state that 
in the south of the borough, the Council will maximise opportunities to provide new housing in 
sustainable locations, deliver new homes in regeneration areas and focus new housing in or 
close to key economic growth corridors/areas and town centres.  Policy C2 specifically 
supports housing development in economic growth corridors, including the Oldham Road 
corridor and this is consistent with policy SP3/M (The Strategy for Middleton).  SP3/M also 
supports good quality housing on available brownfield sites in east Middleton.  Policy P1 also 
seeks improvements to Local Improvement Corridors; the site lies just to the south of the 
Oldham Road Local Improvement Corridor.  

Accessibility

In respect of accessibility, it is also noted that the site is located within easy walking distance 
of Oldham Road where there are regular and short bus services to Middleton, Oldham and 
Rochdale.  There are bus stops on both sides of Oldham Road close to the junction with 
Baytree Lane.  

Mills Hill rail station is within 300m (5 minute walk) of the site from which there are regular 
direct trains to Manchester.  There are also services to Rochdale, Todmorden, Leeds and a 
number of other stations.

Whilst Oldham Road does not have a dedicated cycle lane, there are a number of short 
stretches of dedicated cycle lane towards Middleton.  Middleton centre is within 10 mins cycle 
ride and 30 minute walk.  Overall the site is in an eminently accessible location and is served 
well by road and rail and bus services.

Conclusion on Principle of Development

It is clear that the NPPF has placed an emphasis on boosting housing land supply and 
therefore, whilst the site is allocated as part of a wider mixed employment zone, Core Strategy 



planning policies make it clear that does not necessarily preclude other forms of development. 
Core Strategy policies are reflective of the NPPF in order to ensure that whilst there is suitable 
protection of the best quality employment sites, that there is flexibility on less favourable 
employment sites to potentially allow other forms of suitable development.  

The applicant has sufficiently demonstrated that the value of this allocated employment site is 
constrained by the condition and function of the existing buildings and a lack of interest from 
prospective tenants since a large part of the site became vacant.  It is also considered that 
there is sufficient employment land supply within the locality and the wider borough which is 
more favourable for employment land purposes than this site.  The proposal for housing would 
help support the regeneration of a priority regeneration area.  All these elements are 
considered to comply with the relevant criteria set out in policies E2 and E3 of the Core 
Strategy.  Furthermore, given the site forms part of a wider employment zone, which is 
bisected by a railway line, and sits on the same side of the railway line as the existing housing 
stock, it is considered that the proposed residential scheme has a more natural affinity with the 
existing residential area than employment uses on this site.  

All things considered the redevelopment of this site for housing would accord with policy C1 of 
the Core Strategy in that it would make a contribution towards the Council’s housing target 
and adhere to paragraph 47 of the NPPF in significantly boosting the supply of housing.  For 
reasons set out above, it is considered that the promotion of housing on this site is appropriate 
in order to regenerate a derelict and neglected employment site in accordance with policy E3 
of the Core Strategy.  

Character and Appearance

The site is accessed off Baytree Lane.  The housing stock on the western side of Baytree 
Lane is a mix of terraced and semi-detached units of predominantly two storeys in height 
along with a number of flats which are set further back into the housing estate.  The site itself 
is largely open when viewed from the northern part of Baytree Lane.  Further south along 
Baytree Lane are a number of Lombardy Poplar trees which serve to screen the site and 
contribute positively to the street.

Policy C3 of the Core Strategy requires new homes to be well designed and built to 
appropriate densities in order to produce attractive places to live.  Policy P3 (Improving 
Design for New Development) requires developments to enhance the borough’s identity and 
sense of place, by respecting context where it is positive and having regard to the scale, 
density, massing, height, layout, landscape, materials and access of surrounding buildings 
and areas in general.  These matters are underpinned by policy DM1 which also expects 
development proposals to be of high quality and to take opportunity to enhance the quality of 
the area.  These policies accord with the NPPF core planning principles concerning high 
quality design and that account that should be taken of the different character of different 
areas.

Crucial to the effectiveness of the proposed layout is the active residential frontage onto 
Baytree Lane.  Most of the properties fronting the road would be semi-detached with a 
driveway to the side of each property directly onto the highway.  Each unit would include a 
small front garden with an element of planting.  Each of the dwellings would be two-storeys in 



height with a relatively simplistic vernacular.  Brick banding and sporadic use of render would 
provide an element of contrast and interest to the street scene, but generally the design does 
not stray from the character of the existing urban grain.  Where appropriate, dwelling types 
have been incorporated which effectively provide a dual aspect on corner plots.  Amendments 
have been sought from the applicant in order to set the driveways further back into the plots 
(thus reducing the prominence of cars being parked on driveways in front of the main building 
line); the applicant has provided a small extension to the driveways in order to facilitate this, 
although it is still likely that vehicles would be parked in front of the building line due to the 
relatively short length of the driveways proposed  Similarly, due to costs, the applicant has not 
been willing to amend some of the shared driveway and individual driveway finishes (in order 
to provide an element of contrast). However, given the appearance of the site and the ad-hoc 
nature of the frontage on the opposite side of Baytree Lane, it is considered that the design 
solution proposed is acceptable in this case.

The scheme would result in the loss of the Lombardy Poplar trees fronting Baytree Lane and 
whilst this is unfortunate, they are not considered to be specimens of sufficient quality to 
retain, and their loss would be offset by compensatory planting provided as part of the 
development.  From Baytree Lane views of dwellings would be softened by hedge/vegetation 
planting around the boundary of each property.  Within the site the street scene is reinforced 
by strong street tree planting.  

Within the proposed development the scheme is designed around a primary road which is 
accessed from two points on Baytree Lane.  There are three cul-de-sacs leading off the 
primary street from which are shared driveways which serve a variety of property types, 
including detached, semi-detached and terraced units.  Each property includes an individual 
driveway. There is a further cul-de-sac within the southern quarter of the site which is also 
accessed off Baytree Lane.   It is considered that the overall appearance of the scheme would 
improve the appearance of the existing site and instil a positive design solution in order to 
reinforce local distinctiveness.  

It is noted that the scheme includes a raised bund and an acoustic fence (2m in height) 
adjacent to the proposed northern entrance road in order to attenuate noise from the adjacent 
steel fabrication works.  A landscape buffer immediately adjacent to the fence would 
attenuate the visual impact of the fence to some extent and subject to noise implications, there 
may be opportunity to further set the fencing back into the site to further reduce the impact on 
Baytree Lane.  The impact of this boundary treatment on Baytree Lane is also offset to an 
extent by the strong building line introduced by the proposed development.  

By and large the existing appearance of the site does little to contribute to the street scene and 
the proposed development is considered to enhance the existing built environment and 
contribute positively to the area.  Having regard to the above, it is considered that the 
application is compliant with policies DM1, C3 and P2 and P3 of the Core Strategy and the 
Rochdale Design Guide SPD.

Highways and Traffic Implications

Paragraph 32 of the NPPF states that all developments that generate significant amounts of 
movement should be supported by a Transport Statement or Transport Assessment. Planning 



decisions should take account of whether:
 the opportunities for sustainable transport modes have been taken up depending on 

the nature and location of the site, to reduce the need for major transport 
infrastructure;

 safe and suitable access to the site can be achieved for all people; and
 improvements can be undertaken within the transport network that cost effectively limit 

the significant impacts of the development. Development should only be prevented or 
refused on transport grounds where the residual cumulative impacts of development 
are severe.

The key theme of Policy T2 of the Core Strategy is improving accessibility and it also places a 
priority on safety and improving safety in residential communities.  Policy A/24 of the UDP is 
still applicable and this requires the Strategy Highway Network to be managed to 
accommodate main flows of general traffic within and through the borough.  

The surrounding highway network is considered to have capacity to accommodate the 
proposed development.  The submitted TA demonstrates that the proposed development 
would result in 66 two-way trips during the weekday AM peak and 69 trips during the weekday 
PM peak.  In addition, the proposed development is likely to result in less vehicular 
movements than if the existing site was to be re-occupied for industrial uses.  Consequently, it 
is considered that the proposed development would not significantly impact upon the existing 
highway network, nor would it adversely affect the flows of traffic along Oldham Road (which is 
part of the Strategic Highway network).  

The Council Highways department have assessed the application and raise no objections to 
the individual driveways fronting Baytree Lane as proposed.  However, this is on the basis that 
a self-enforcing 20mph zone is implemented in order to reduce the speed limit along Baytree 
Lane.  This would require a Traffic Regulation Order under the Road Traffic Regulation Act, 
and there is no guarantee that such an Order would be successful as it would have to go 
through a separate consultation process.  However, Highways also consider that ‘build-outs’ 
may be a feasible option as an alternative; this would effectively reduce the width of the 
carriageway at certain points along Baytree Lane in order to reduce speeds.  It is considered 
that a condition could be imposed; in the event planning permission is granted, requiring an 
appropriate scheme of highway mitigation to be submitted.

The scheme would also require footway reconstruction along Baytree Lane at the front of the 
development, dropped kerbs to accommodate each of the private driveways, and formalised 
junction markings at each T-junction along Baytree Lane.  These measures would be 
incorporated under a separate S278 Agreement.  

In respect of the above, the application is considered to comply with policy T2 of the Core 
Strategy and policy A/24 of the UDP.

Accessibility

The site lies in an accessible location being close to a local cycle route on Oldham Road and 
within close proximity of bus stops on Oldham Road.  The site is also close to Mills Hill railway 
station.  The shape and layout of the site means that local transport modes would be readily 



accessible and the site would be permeable for pedestrians.  

Policy T1 of the Core Strategy requires that development delivers sustainable transport.  The 
site lies within close proximity of Mills Hill railway station and is a five minute walk from the 
station at a distance of 360m.  Network Rail has assessed the application and commented 
that “…recommend that as part of the planning consent for the proposal that developer 
contributions (either via S106, CIL or unilateral undertaking) should be considered for 
enhancements to Mills Hill Railway Station as a consequence of the potential for increased 
footfall due to the development.”

Further information was requested from Network Rail in terms of the need for such an 
undertaking, and the contribution required.  However, no response has been received.  TfGM 
have also commented on the existing rail station provision and do not consider that this site 
alone would place any additional capacity issues for Mills Hills station.  

Following additional consultation with the Council’s Strategic Transport Officer, it has been 
identified that there are a number of issues with Mills Hill station.  It is a popular station (2nd 
busiest unstaffed station in Greater Manchester) and as a result, parking around the station is 
heavy. The existing car park which is in Oldham, is full on a weekday by 730 am.  
Furthermore, in 2014 the Planning and Licensing committee resolved to grant planning 
permission for 303 dwellings on the opposite side of Oldham Road at land off Don Street 
(14/00357/OUT), subject to a S106 Agreement.  The S106 Agreement has not yet been 
signed.  However, the committee resolution included the following requirements:

A financial contribution not exceeding £220,000 towards improvements at Mills Hill Railway 
station including: (i) the provision of two new platform shelters; (ii) additional platform 
seating; (iii) car park resurfacing and marking out; and (iv) a Transmission Voice Machine in 
accordance with the provisions of UDP policy A/19

On the basis of the above it is considered that a financial contribution would be warranted in 
this case in order to mitigate the effects of the proposed development on Mills Hill railway 
station.  Any contribution would mitigate the effects of the development by providing 
additional car parking capacity.  

Notwithstanding the above, the applicant has submitted a viability appraisal which confirms 
that any monetary contributions would render the scheme unviable.  However, given the 
site lies within a 5 minute walk of Mills Hills station, it is not considered that the development 
would lead to additional car parking pressure on the railway station.  TfGM do not consider 
that the development itself would place any additional capacity issues for the station and 
Network Rail have not provided any specific comments on this matter.  Given the viability 
position, it is not considered that this mitigation is necessary to make the development 
acceptable in planning terms. 

Given the accessible location of the proposed development, it is considered that it would 
help to make the best use of existing transport infrastructure in accordance with policies T1 
and T2 of the Core Strategy.

Parking Provision:



The Council’s parking standards as set out in the Core Strategy identifies a maximum 
standard of 2 spaces per dwelling.  In this case each dwelling includes two spaces on 
driveways.  None of the properties have garages.  Highways have assessed the scheme and 
raise no objections to the proposed parking provision.  

In respect of cycle provision, TfGM recommends that cycle parking is provided for each 
individual dwelling.  The design incorporates suitable access to the rear of each individual 
property and there would be an opportunity for a Travel Plan to deal with, and specify, 
specific cycling provision measures. 

Overall the application complies with policy T2 of the Core Strategy in this respect.

Trees and Ecology

The NPPF requires that applications should conserve and enhance biodiversity, minimise 
impacts and recognise the benefits of ecosystems. The impacts on nature conservation 
interests are also protected by separate legislation including the Natural Environment and
Rural Communities Act, which requires Local Authorities to have regard to nature 
conservation and article 10 of the Habitats Directive, which stresses the importance of natural 
networks of linked corridors to allow movement of species between suitable habitats, and 
promote the expansion of biodiversity.  The third bullet point to paragraph 109 of the NPPF 
indicates that the planning system should contribute to and enhance the natural and local 
environment by minimising impacts on biodiversity and providing net gains in biodiversity 
where possible, contributing to the Government’s commitment to halt the overall decline in 
biodiversity, including by establishing coherent ecological networks that are more resilient to 
current and future pressures.

Saved UDP policy NE/2 stipulates that development proposals adversely affecting sites and 
areas of ecological and geological/geomorphological importance will not be permitted (the 
Council seeking to protect and enhance them). In assessing proposals, the Council will apply 
national planning policy as it relates to international (e.g. Special Areas of Conservation – 
SAC), national (e.g. Sites of Special Scientific Interest – SSSI) and regional/local (e.g. Sites of 
Biological Importance – SBIs) designations in order to ensure that development does not 
adversely affect the integrity and fundamental nature conservation value of these sites, and 
that appropriate mitigation and safeguarding is put in place.

Core Strategy policy G7 states that the Council will ensure that sites and features of 
biodiversity and geodiversity importance are given full and appropriate recognition and 
protection, and that no development should result in a net loss of biodiversity or geodiversity 
interest in the borough. It is further stated that designated sites of ecological importance will 
be given appropriate protection, and that development proposals should have no adverse 
impact on a protected species or its habitat.

In a wider context, Rochdale Canal SSSI is within 150m of the site to the west, albeit 
separated from the site by a railway line and an industrial estate.  However, there are no links 
to the SSSI from the site thus the proposed development would not impact on this 
designation.  Approximately 195m to the north lies the River Irk Mark Site of Biological 



Importance.  In excess of 500m lies Scowcroft Reservoir.  In each case there are intervening 
buildings and infrastructure between the biodiversity asset and the site and the proposed 
development would not adversely affect these assets or the species within them.

The site is dominated by bare ground which has limited biodiversity value.  However, the north 
eastern corner of the site contains approximately 0.3h of semi-mature woodland which would 
be removed in order to make way for the development.  The site and existing buildings were 
surveyed for bats.  Foraging and commuting common pipistrelle bats were recorded during 
nocturnal surveys along the eastern boundary of the site, adjacent to the vegetated railway 
embankment.  In accordance with Core Strategy policy G7, the application includes planting 
along the eastern boundary in order to enhance the quality of this foraging corridor for 
commuting bats. Bird and bat boxes should also be installed on proposed housing. 

GMEU have been consulted on the application and raise no objections, subject to conditions 
concerning bird and bat boxes, the removal of Himalayan Balsam, and protection of birds 
during the bird nesting season.  Both the Council’s Green Infrastructure Officer and GMEU 
recommend that the submitted landscaping plan is amended so that it includes more 
localised, native species.  This could be conditioned.

All trees within the boundary of the site would be removed.  This includes 29no Lombardy 
Poplar trees which front Baytree Lane.  The submitted tree survey considers that these trees 
are unlikely to be long-lived and considers that they are not of sufficient quality to require 
retention.  There is one Sycamore tree which lies just outside the site which would be retained 
and appropriately protected from development.  The Council’s Green Infrastructure has 
assessed the scheme and raises no objections.  The lost trees would be replaced within the 
development site in order to offset the loss of existing stock in accordance with policies G6 
and G7 of the Core Strategy.

Amenity Implications

Paragraph 123 of the NPPF indicates that decisions should aim to:
• avoid noise from giving rise to significant adverse impacts on health and quality of
life as a result of new development;
• mitigate and reduce to a minimum other adverse impacts on health and quality of life
arising from noise from new development, including through the use of conditions.

Core Strategy policy G9 states that the Council will reduce pollution, contamination and land 
instability in the borough, including by requiring that development does not have impacts that 
lead to an unacceptable increase in air, water, noise, light or other pollution.

The application has identified a number of sensitive receptors including the railway line which 
bounds the site to the east and the existing steel fabrication works which lies to the North 
West.  The application was accompanied by a noise survey.  The proposal includes an 
acoustic bund and fencing surrounding the steel fabrication works.  Access and the roads 
within the site are positioned closer to the works than the proposed dwellings. This, in 
combination with the proposed acoustic glazing, forced internal ventilation and boundary 
fencing (where appropriate) is considered sufficient to adequately attenuate noise from the 
steel fabrication works and the railway line to the east.  The application has been assessed by 



the Council’s Public Protection Officer.  A condition is recommended in order to restrict the 
noise experienced in gardens and within dwellings, and sufficient evidence has been 
submitted with the application to demonstrate that such mitigation is achievable.  In this 
respect the application is considered to comply with policies G9 and P3 of the Core Strategy 
and paragraph 123 of the NPPF.

Demolition of existing buildings on site could be controlled by a suitably worded condition in 
order to protect the surrounding environment from excessive dust, noise and other 
environmental issues.

It is considered that the proposed development is compatible with surrounding land uses and 
that the impacts on neighbouring occupiers can be appropriately mitigated. It is acknowledged 
that the site lies within a wider industrial area.  The applicant has submitted a noise survey 
and conditions are recommended which would protect future occupiers from adverse noise 
arising from surrounding uses, including those on the opposite side of the railway line.  In 
addition, whilst some of the uses in the surrounding area do give rise to some odour, this 
impact is not considered to be sufficiently detrimental to the amenity of future occupiers.  The 
Public Protection Service has been consulted on the proposal and raise no objections.

In terms of air quality, an Air Quality Assessment (AQA) has been submitted and the 
development is located in the vicinity of an Air Quality Management Area (AQMA) which is 
located along Oldham Road.  The AQA was required to demonstrate that the additional traffic 
would not result in the national NO² objective being exceeded on Oldham Road once the 
development was complete and occupied.  The AQ Assessment demonstrates that once the 
development operational the impact on NO2 levels was negligible. During the construction 
phases however, significant PM10 and NO2 emissions will be generated affecting neighbouring 
sensitive receptors without employing construction industry best practice methods. 
Consequently, a Dust Mitigation Plan should be prepared either as an independent stand-
alone document or as part of a more wide ranging Construction Environmental Management 
Plan. This must be compliant with the Institute of Air Quality Management (IAQM) “Guidance 
on the Assessment of Dust from Demolition and Construction (2014)”.  Chapter 6 of the AQ 
Assessment details recommended mitigation measures to ensure that during construction 
phase, fugitive dust generation beyond the site boundary is minimised.

A condition is therefore recommended requiring the submission and approval of a 
construction management plan to ensure the construction impacts are mitigated in 
accordance with the submitted AQ Assessment.

The proposed development would therefore be in accordance with the requirements of Core 
Strategy policies G9 and P3, and the objectives of the SPD “Guidelines and Standards for 
Residential Development” and the NPPF. 

Contaminated Land and Ground Conditions

The NPPF and Core Strategy policy G9 states that the Council will ensure that any risks 
arising from contaminated land or land instability are identified, and that any appropriate 
actions to address these risks are taken, prior to development taking place.  The applicant has 
submitted reports to demonstrate that contamination issues on site can be appropriately 



addressed.  The Contaminated Land officer recommends a condition requiring the 
submission of a verification report following completion of the remediation scheme.  This 
could be conditioned.  

The site does not lie in a minerals safeguarding area on the Greater Manchester Minerals 
Plan.  However, it does lie within a Coal Authority Development High Risk Area.  The Coal 
Authority has assessed the application and raises no objection subject to the imposition of an 
appropriate planning condition which deals with remediation and the proximity of any shallow 
workings.  

It is considered that, subject to the imposition of appropriate conditions, the proposed 
development complies with policy G9 of the Core Strategy and the NPPF.

Flood Risk and Drainage Implications

The site lies within Flood Zone 1 and is therefore at low risk of flooding. A Flood Risk
Assessment submitted in support of the application concludes that the proposed development 
is not at significant flood risk.

The submitted drainage strategy confirms that the site comprises an area of 1.3ha of 
impermeable surface.  The existing site discharges to a combined sewer which is located 
under Baytree Lane.  

The proposal includes a controlled discharge of 35l/s to the combined sewer which lies to the 
south west of the site under Baytree Lane.  In order to ensure that post-development run-off 
volumes and peak flow rates do not exceed current levels, it may be necessary to employ 
SuDS and source control techniques.  The site is not suitable for infiltration techniques due to 
the underlying ground surface.  However, the applicant considers that attenuated flows could 
be stored within the site using one of a number of common techniques.  Neither the Council’s 
drainage officer nor the Environment Agency raises any objection.  

It is considered that, subject to the imposition of an appropriate drainage condition, the 
proposed development complies with policy G8 of the Core Strategy, UDP policy EM/7 and 
the NPPF.

Heritage and Archaeological Assets

Section 66(1) of the Planning (Listed Building and Conservation Areas) Act 1990 states that in 
considering whether to grant planning permission for development which affects a listed 
building or its setting, the local planning authority shall have special regard to the desirability 
of preserving the building or its setting or any features of special architectural or historic 
interest which it possesses. Section 72 of the above act similarly requires that local planning 
authorities pay special attention to the desirability of preserving or enhancing the character or 
appearance of any conservation area where relevant. Furthermore, the Court of Appeal has 
held that decision-makers should give considerable importance and weight to the desirability 
of preserving the setting of listed buildings when carrying out the balancing exercise.

The nearest listed building lies approximately 160m to the west beyond a large number of 



intervening buildings and structures.  Consequently, the proposed development would not 
have a negative impact on the setting of this building.  There are no other heritage assets in 
the immediate locality which would be adversely affected by the proposal.

Given the previously developed nature of the site, archaeological interests are unlikely to be 
present.  Based on the above it is considered that the proposed development complies with 
the requirements of the Planning (Listed Building and Conservation Areas) Act 1990, the 
NPPF and Core Strategy policy P2.

Planning Obligations and Viability

Education Provision

Paragraph 72 of the NPPF states:

“The Government attaches great importance to ensuring that a sufficient choice of 
school places is available to meet the needs of existing and new communities. Local 
planning authorities should take a proactive, positive and collaborative approach to 
meeting this requirement, and to development that will widen choice in education. 
They should:

• give great weight to the need to create, expand or alter schools; and
• work with schools promoters to identify and resolve key planning issues before 

applications are submitted.

Policies C7 and DM2 of the emerging Core Strategy require that residential developments 
provide for social infrastructure including education facilities to meet the demand for additional 
school places created by such developments.  Whilst the weight that can be afforded to the 
Core Strategy policies is limited, the proposed residential development would generate 
additional demand for primary and secondary school places within the local area.  In 
accordance with the NPPF, the impact of the development on education provision should be 
mitigated. 

The Council as Lead Education Authority considers that the proposed development would 
have a significant impact on the demand for school places in the local area.  There are only 
two schools in the locality which currently carry spare places and these are not evenly spread 
across all year groups.  

The closest available school to expand in Rochdale is Elmwood and the Lead Education 
Authority has made an assessment of the required contribution on the basis that the proposed 
development would yield 39 children (28 primary and 11 secondary) equivalent to a total 
requirement of £514,360.   

Open Space, Recreation and Sports Facilities

Paragraph 70 of the NPPF states that to deliver the social, recreational and cultural facilities 
and services the community needs, planning policies and decisions should:



 Plan positively for the provision and use of shared space, community facilities (such as local 
shops, meeting places, sports venues, cultural buildings, public houses, and places of 
worship) and other local services to enhance the sustainability of communities and residential 
environments;

 Ensure an integrated approach to considering the location of housing, economic uses and 
community facilities and services.
The need to provide for outdoor recreation and sports facilities is reflected in local planning 
policies in the Core Strategy, where policy C8 states that the Council will ensure that 
development schemes contribute to new or improved facilities where development will 
increase demand and there is a recognised deficiency. The adopted Provision of Recreational 
Open Space in New Housing SPD requires new housing developments to make adequate 
provision for recreational open space – comprising elements of both local (at a rate of 1 
hectare per 1000 population) and formal (at a rate of 1.1 hectare per 1000 population) 
provision. In the case of developments involving more than 100 bedrooms this provision is to 
be met through a financial contribution towards the laying out (including 20 year maintenance 
maintenance) and/or improvement of recreational open space off site.

Contributions to off-site recreational open space are calculated on the basis of the number of 
bedrooms being created by a development and the resulting demand for recreational open 
space arising from the occupation of the new houses.

As of the 6th April 2015, the Community Infrastructure Levy Regulations now prevent more 
than five contributions being pooled towards a single form of infrastructure, such as recreation 
and sport facilities. The Council has entered into more than five separate contributions for 
open space outdoor sport and recreation facilities and therefore any further contributions 
sought would not comply with the requirements of the Community Infrastructure Levy 
Regulations, unless specific projects are identified.

Notwithstanding this, it is noted that paragraph 73 of the NPPF highlights that access to high 
quality open spaces and opportunities for sport and recreation can make an important 
contribution to the health and well-being of communities. The scheme does not provide on-
site public open space, or a local play area, and there is no proposal to make an off-site 
contribution. 

The applicant states that there are a number of areas of local open space in the local area 
including an area 200m to the west on Larchview and 150m to the south on Maple Close, 
although these are considered to have limited recreational value.  The Albert Taylor 
Recreation Ground, Foxdenton Hall Park and Chadderton Hall Park are all within 20 minutes 
walking distance but these local facilities are not considered sufficient to negate the 
requirements of planning policy.

The off-site open space and sport and recreation requirements set out in the SPD have 
recently been updated.  Based on these revised calculations, the development would 
ordinarily be expected to make an off-site contribution of £325,361.70 for both informal open 
space and sport and recreation provision.  Following consultation with the Council’s green 
space officer, it has been established that there would be an opportunity for the development 
to fund Wince Brook green corridor, an area of informal open space, which lies approximately 



880m to the south west of the development.  The Council’s green space officer has identified 
a series of improvements including the creation of footpaths and a pond in order to improve 
the quality of this green space and generally improve access to the local community. The 
Council’s SPD (open space and recreation) states any informal open space should be within a 
walking distance of approximately 15 to 20 minutes.  Therefore, it is considered that Wince 
Brook, which would be an 18 minute walk, would fall within a potential project which could be 
funded by an off-site contribution – the cost of this specific project would be £28,666.  

Affordable Housing

Core Strategy polices C4 and DM2 and the adopted Affordable Housing SPD identify that, 
subject to viability considerations, residential developments of over 15 dwellings will be 
expected to make a contribution towards the provision of affordable housing in the Borough 
through either on or off site means as appropriate.

Paragraphs 7.3 and 7.4 of the SPD indicate that an average figure of 15% Affordable Housing 
will be required on all sites across the Borough. This percentage of units will be subject to a 
discount of 50% of the average market cost of the dwellings on the site. This will equate to a 
maximum 7.5% contribution of the total scheme value to affordable housing for each site in 
accordance with the formula below:

Viability

Where a developer considers that there are site-specific issues which would mean the effect 
of policy requirements and planning obligations would compromise development viability, 
paragraph 173 of the NPPF states that in order to ensure viability, the costs of any 
requirements for affordable housing, standards, infrastructure and other requirements should 
provide a competitive return to a willing landowner and development to enable the 
development to be delivered.  Paragraph 176 makes clear that where safeguards are 
necessary to make development acceptable in planning terms, and these safeguards cannot 
be secured, planning permission should not be granted for unacceptable development.  

The applicant has submitted a viability appraisal.  In short, this states that the costs of 
abnormal works to deliver the development, coupled with planning policies which require a 
monetary contribution towards affordable housing, open space and education, would render 
the scheme unviable.  

In respect of affordable housing and the required off-site contribution, policy C4 offers 
flexibility in allowing a reduced financial contribution if it can be demonstrated that the viability 
of the scheme would be unacceptably affected.  In this case, the submitted viability appraisal 
is in the process of being assessed by the Council’s surveyor.  However, the applicant states 



that such a contribution would not be viable in light of the circumstances stated in the 
submitted viability appraisal.  Therefore, on the basis that the Council’s surveyor concurs with 
the submitted viability appraisal, the lack of on-site or off-site affordable housing in this case is 
allowable in accordance with policy C4 of the Core Strategy.

In respect of an education contribution, the applicant considers that the requirement to provide 
for new school places, as advocated by policy C7 of the Core Strategy, would render the 
scheme unviable. It is also noted that there are a small number of schools in Oldham, the 
capacity of which is not known.  Consequently, given this uncertainty and the viability 
submission and associated high abnormal costs of redeveloping the site, it is not considered 
necessary to request a financial contribution in respect of education to make the development 
acceptable in this case.  

In respect of recreational open space, there is a clear requirement, as set out in the Council’s 
SPD (Recreational Open Space in New Housing) to make an off-site financial contribution.  
The SPD goes on to state that “…there may be circumstances where recreational open space 
provision conveniently located in relation to the development is of sufficient quantity and 
quality to cater for both the new residents and existing residents. In these circumstances, the 
requirement for on-site provision or contributions to off-site improvement / provision may be 
waived…In reality, the circumstances under which there would be no requirement for any on-
site provision or off-site contribution are likely to be rare.”

In this case, it is not considered that existing provision locally satisfactorily negates the need 
for on-site/off-site provision in this case.  Therefore, whilst the viability appraisal states that 
the provision of on-site/off-site informal and formal sport and recreational open space would 
render the scheme unviable; it is considered that a failure to provide any open space provision 
would fail to acceptably mitigate the impact of the proposed development.  Consequently, the 
application is in conflict with policy C8 of the Core Strategy and the Council’s SPD 
(Recreational Open Space in New Housing).

Conclusions and the Balancing Exercise

The crux of the matter is whether or not the scheme constitutes sustainable development.  
Paragraph 14 of the NPPF confirms that there is a presumption in favour of sustainable 
development and where policies are out-of-date, planning permission should be granted 
unless the adverse effects of doing so would significantly and demonstrably outweigh the 
benefits. 

The adoption of the Core Strategy confirms that the Council can demonstrate a 5 year housing 
land supply and that policies relating to housing in this case are up-to-date.  It is unlikely that 
the housing land supply position has substantially altered since the adoption of the Core 
Strategy in October 2016.  Consequently, paragraph 14 is not engaged in this case.  
Nevertheless, the presumption in favour still applies as it is the ‘golden thread’ running 
through the NPPF.

Paragraph 47 of the NPPF confirms that housing supply should be significantly boosted.  
Given the precarious nature of the housing land supply in the borough moving forwards, it is 
clear that significant weight should be given to this housing proposal on brownfield land.  



Policy C1 of the Core Strategy emphasises the need to maximise opportunities to provide new 
housing in sustainable locations, deliver new homes in regeneration areas and focus new 
housing in or close to key economic growth corridors/areas.  Policy C2 specifically supports 
housing development in key economic growth areas. In adhering to these policies, the 
proposal should be weighted significantly in favour of granting.

Whilst the site is allocated as a mixed employment zone, it is a relatively poor quality 
employment offering impeded by, inter alia, the poor quality and function of existing buildings, 
a lack of interest from prospective tenants, a high level of unit vacancy and better employment 
offerings elsewhere in the south of the borough.  

The scheme offers to improve the appearance of a largely redundant and dated industrial site.  
It would complement and improve the character and appearance of the general area and 
rejuvenate the Baytree Lane frontage in a regeneration area.  As a consequence of the 
above, the scheme is considered to address the requirements of policies E2, E3, C3 and P2 of 
the Core Strategy.

Whilst the application does not include on-site or off-site affordable housing, this is not 
considered to weigh against the application in this case as it has been demonstrated, in 
accordance with policy C4 of the Core Strategy, that an affordable housing offering would 
deem the scheme unviable.  In accordance with the NPPF and NPPG, requirements for 
education and transport contributions would also deem the scheme unviable and it is 
considered that a flexible approach should be taken in this instance, especially given the high 
abnormal costs of redeveloping this brownfield site.

In respect of open space, the application does not offer to make a contribution to on-site or off-
site open space and sport and recreation provision and neither is any play area provision 
included as part of the scheme.  Whilst it is accepted that there are some areas of green 
space in the general locality, it has not been demonstrated that these would be of the quality, 
size or function to negate a requirement to include provision on this site.  As a consequence, 
whilst the provision of open space in this case would deem the scheme unviable, such 
provision would ordinarily be necessary to make this development acceptable in planning 
terms.  Therefore, the application is considered to conflict with the Council’s Provision of 
Open Space in New Housing and policy C8 of the Core Strategy.  

All other matters including design and appearance, amenity, highways, ecology, trees, 
landscaping and contaminated land have been satisfactorily addressed and in these regards 
the scheme complies with relevant policies in the Rochdale Core Strategy. 

When considering the application in the round, it is considered that the loss of employment 
land and the lack of open space provision is outweighed by the benefits associated with the 
development  of this constrained brownfield site, which has limited employment value, and 
would deliver new homes in a wholly sustainable and accessible location and within an 
economic growth area.  Overall, the proposal is considered to constitute a sustainable form of 
development in accordance with the NPPF and DM1 of the Core Strategy.



RECOMMENDATION

It is recommended that Committee resolve to grant planning permission subject to the 
imposition of 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:-

SK489-PL-01 Rev C
SK489-PL-L01 Rev PL1
WEAV(UP)-6.0-4Blk Rev B
WEAV(UP)-6.0-3Blk Rev A
WEAV-6.0-SEMI
WEAV-6.0-DET
STAM-6.0
SK489-TOPO-01
SK489/LP-01
SK489-BP-01 Rev C
NSD 9102
NSD 9001
IRWL-6.0(SEMI)
GRWE-6.1-SEMI
GRANT-6.1-DET
ELLE(UP)-6.1 4Blk
ELLE-6.0-SEMI(A) - Rev A
DEE-6.1-SEMI(A)
DEE-6.0-SEMI(A)
2071_02 – Rev A

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. The dwellings shall be constructed in accordance with the details of construction 
materials set out in document no. SK489-MAT Rev:A.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in 
accordance with Policy DM1 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 plan SK489-PL-01 Rev C 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 requirements of the 
National Planning Policy Framework.

6. No above ground works shall take place until details of the siting, design, materials and 
method 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 order to ensure a satisfactory appearance in the interests of visual amenity, to 
safeguard the amenities of neighbouring residents and to ensure that the integrity of the 
rail network is maintained in accordance with policies DM1, P3, G9 and T1 of the adopted 
Rochdale Core Strategy and the requirements of the National Planning Policy 
Framework.

7.   No development shall take place until a Construction Management Plan (CMP) has been 
submitted to and approved in writing by the Local Planning Authority. The CMP shall 
include details of the following:

(i) hours for site preparation, delivery of materials and construction;
(ii) the route of access and 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) any external lighting of the site;



(viii) a programme and methodology for demolition works.

The duly approved CMP 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 policies G9 and P3 of the adopted 
Rochdale Core Strategy, and the requirements of the National Planning Policy 
Framework.

Reason for pre-commencement condition: To ensure the construction process is 
managed from commencement and measures put in place to protect the amenity of 
nearby residents and highway safety prior to commencement of any building or 
engineering works on site.

8. No development shall take place (including demolition, ground works and vegetation 
clearance) until an environmental management plan (EMP: Biodiversity) has been 
submitted to and approved in writing by the local planning authority. The EMP 
(Biodiversity) shall include the following:

a) Risk assessment of potentially damaging construction activities;
b) Identification of "biodiversity protection zones";
c) Practical measures (both physical measures and sensitive working practices) to avoid 

or reduce impacts during construction (may be provided as a set of method 
statements);

d) The location and timing of sensitive works to avoid harm to biodiversity features;
e) The times during construction when specialist ecologists need to be present on site to 

oversee works;
f) Responsible persons and lines of communication;
g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly 

competent person;
h) Use of protective fences, exclusion barriers and warning signs; and
i) Details of bird and bat boxes (including location and timetable for installation).

The approved EMP shall be adhered to and implemented throughout the construction 
period strictly in accordance with the approved details.

Reason: To protect the integrity of the surrounding biodiversity interests during the 
construction period in accordance with adopted Rochdale Core Strategy policy G9 and the 
National Planning Policy Framework.

Reason for pre-commencement condition: There is a risk to biodiversity interests unless 
measures are incorporated into the construction method which adequately protects 
biodiversity interests.

9.  Notwithstanding any details contained within the application, full details of any external 
lighting to be installed on the site shall be submitted to and approved in writing by the Local 
Planning Authority prior to its installation. Such details shall include its position and height 
on the building or site and its luminance, angle of installation and any hoods to be fixed to 



the lights. The lighting as approved shall be implemented prior to the occupation of any 
dwelling hereby approved.  

Reason: To ensure that any lighting to be installed on the site does not result in a 
significant ecological impact in accordance with policies G6, G7 and DM1 of the adopted 
Rochdale Core Strategy and the requirements of the National Planning Policy Framework.

10. Remedial measures shall be carried out on the site as detailed in the E3P Remediation 
and Enabling Works Strategy Report Ref. 11-345-R2.  A Remediation Verification Report 
detailing the design and installation of the remedial measures shall be submitted to and 
approved in writing by the Local Planning Authority prior to the development being brought 
into occupation.

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 requirements of the 
National Planning Policy Framework.

11. No removal of or works to any hedgerows, trees or shrubs shall take place during the main 
bird breeding season 1st March and 31st August inclusive, unless a competent ecologist 
has undertaken a careful, detailed check of vegetation for active birds' nests immediately 
before the vegetation is cleared and provided written confirmation that no birds will be 
harmed and/or that there are appropriate measures in place to protect nesting bird interest 
on site. Any such written confirmation should be submitted to the local planning authority.

Reason: In order to prevent any habitat disturbance to nesting birds in accordance with 
Policies G6 and G7 of the adopted Rochdale Core Strategy and the National Planning 
Policy Framework.

12. The noise recommendations set out in the submitted Environmental Noise Report (ref – 
6383136/01) shall be implemented in full prior to the occupation of any of the dwellings 
hereby approved, and shall ensure that noise attenuation is implemented so that the 
ingress of noise into the development does not exceed:

 35 dB(A) Leq (1 hour) in the bedrooms with windows shut and other means of 
ventilation provided between 7 am and 11pm.

 30dB(A) Leq 5mins in the bedrooms with windows shut and other means of ventilation 
provided between 11pm and 7am.

 35 dB(A) Leq (1 hour) in the living room/s with windows shut and other means of 
ventilation provided between 7 am and 11pm.

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

Noise in external amenity areas shall not exceed 55 dB(A).

Prior to the first occupation of each dwelling hereby approved, a verification report shall 
have been first submitted to and approved in writing by the Local Planning Authority, 
confirming that the approved ventilation and acoustic measures set out in the 



Environmental Noise Report have been implemented. The noise attenuation measures 
shall be retained thereafter.

Reason: To safeguard the amenities of neighbouring residents in order to comply with the 
requirements of Policies DM1 and G9 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.

13. Prior to the occupation of any dwelling hereby approved, a scheme of measures to reduce 
traffic speed and improve safety on Baytree Lane shall be submitted to and approved in 
writing by the Local Planning Authority.  The scheme shall be implemented in full in 
accordance with the approved details prior to the occupation of any dwelling.

Reason:  In the interest of highway safety and in accordance with policy T2 of the 
adopted Rochdale Core Strategy and the requirements of the NPPF.

14. Notwithstanding the provisions of Schedule 2, Article 3, Part 1, Class A of the Town and 
Country Planning (General Permitted Development) Order 1995 (as amended), or any 
equivalent Order following the revocation and re-enactment thereof, with respect of plot 
numbers 30, 31 and 70 as detailed on plan no SK489-PL-01 Rev C, no development shall 
take place under Schedule 2, Article 3, Part 1, Class A, except with the prior written 
approval of the Local Planning Authority.

Reason:  In the interests of the privacy and amenity of the occupiers of the proposed 
properties in accordance with Policy DM1 of the adopted Rochdale Core Strategy and the 
requirements of the NPPF.

15. No development shall commence (excluding demolition of the existing buildings) until a 
Coal Mining Risk Assessment report has been submitted to and approved in writing by 
the Local Planning Authority, including the findings arising from a scheme of intrusive site 
investigations and an appropriate scheme of remedial works.

The development shall be carried out in full accordance with the approved remedial works 
scheme.

Reason:  The past coal mining activity poses a risk to the development of this site and the 
scheme is required in order to satisfy the requirements of policy G9 of the Rochdale Core 
Strategy and the requirements of the NPPF.

16. No works above ground shall commence until a surface water drainage scheme, based 
on the hierarchy of drainage options in the National Planning Practice Guidance with 
evidence of an assessment of the site conditions, shall be submitted to and approved in 
writing by the Local Planning Authority. 

The surface water drainage scheme must be in accordance with the Non-Statutory 
Technical Standards for Sustainable Drainage Systems (March 2015) or any subsequent 
replacement national standards.

The development shall be completed in accordance with the approved details and 
retained thereafter.



Reason: In order to ensure proper drainage of the area in accordance with policy G1 of 
the Rochdale Core Strategy and the requirements of the NPPF.

17. Finished floor levels for the proposed development relative to an agreed off-site datum 
shall be submitted to and approved in writing by the Local Planning Authority prior to any 
above ground works taking place. The development shall be undertaken in accordance 
with the approved details.

Reason:  The remediation scheme involves earthworks and other remediation measures 
which may alter the final levels across the site.  Final details of the floor levels are 
required in order to ensure the development has an acceptable relationship with its 
surroundings, in accordance with policy DM1 of the Rochdale Core Strategy.

Procedure Statement 

The Local Planning Authority worked positively and proactively with the applicant to identify 
various solutions during the application process to ensure that the proposal comprised 
sustainable development and would improve the economic, social and environmental 
conditions of the area and would accord with the development plan. These were incorporated 
into the scheme and/or have been secured by planning condition. The Local Planning 
Authority has therefore implemented the requirement in Paragraphs 186-187 of the NPPF.

Report Author Matthew Woodward
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