
Application Number: 16/00224/FUL    Ward: Balderstone And Kirkholt  

Township: Rochdale      

Proposal: Erection of 143 dwellings including access and related infrastructure

Site Address: Former Balderstone High School Queen Victoria Street Rochdale 
OL11 2HJ 

Applicant: Gleeson Homes & Regeneration Ltd

RECOMMENDATION:  Grant subject to conditions

DELEGATION SCHEME

The application is presented to Planning and Licensing Committee as it represents a 
significant departure from the Development Plan and involves a major development 
on Council land.   



SITE

The site relates to a rectangular parcel of land located on the former Balderstone 
School site (former Technology College).  The land, comprising 4.1ha, is bounded by 
Queen Victoria Street to the north and Balderstone Park to the south.  To the west the 
land rises up where it meets the rear gardens of properties on Great Gates Road.  To 
the east the land opens out onto green space land which is separated from the site by 
a number of mature trees.  The site is currently fenced on all sides.

In a wider context the site lies within 1.6km of Rochdale town centre.  Access to the 
school was from two points off Queen Victoria Street.  Access to the A664 (Kingsway) 
is relatively straightforward via Oldham Road which itself can be accessed by a priority 
junction to the east of Queen Victoria Street.

Immediately adjoining the site to the south is Balderstone Park which is a large area of 
open space actively used by the local community.  The park slopes up from the site 
and there are views across the site from a number of vantage points within the park.  

PROPOSAL

The application seeks full permission for the erection of 143 dwellings on the former 
Balderstone School site.  The existing school buildings were fully demolished and the 
site cleared within the last 3 years.

The proposal includes access from Queen Victoria Street which bounds the site to the 
north.  The proposed access would comprise a priority ‘T’ junction utilising an existing 
access point off Queen Victoria Street.  A further pedestrian access is also proposed 
approximately half way along Queen Victoria Street.  

The proposed layout includes a frontage on Queen Victoria Street, albeit that the 
dwellings would be set back from the highway in order to accommodate an easement.  
Each dwelling fronting the highway would be semi-detached and include a driveway to 
the side.  

Dwellings within the site would be mainly arranged around a primary street from which 
there would be a small number of cul-de-sacs.  Those properties fronting Balderstone 
Park to the south would be access off either shared a shared driveway or a cul-de-sac.  

The scheme contains a mix of 40no. 2 bed units, 95no. 3 bed units and 8no. 4 bed 
units each with an individual driveway designed to accommodate up to 2 cars.  A 
number of the proposed units include a garage set back from the main building line.  
The density of the development would be 37 units per hectare.  



There would be a pedestrian link from Queen Victoria Street through to the site.  The 
eastern boundary of the site would also include a pedestrian link which would wrap 
around the southern boundary of the site and provide a pedestrian access into 
Balderstone Park.  

Amendments

The application has been amended since receipt.  The amendments include, but are 
not limited to:

- The dwellings fronting Queen Victoria Street have been re-arranged so that 
there is a coherent relationship with the street.  Dwellings now front Queen 
Victoria Street.

- Relationship with Balderstone Park has been improved and dwellings 
predominantly front the park.

- Accessibility to each individual plot has been improved and through the site has 
been improved.

- A total of four dwellings have been removed from the scheme in order to 
improve the layout.

- Pedestrian links into Balderstone Park has been provided and pedestrian links 
within the site have been improved.

Further amendments have been requested as follows:

- In curtilage footpaths should extend directly to the street to improve pedestrian 
accessibility.

- Where boundary treatments within the site project beyond the predominant 
building line, the boundary treatment should be brick.

- Removal of the proposed fence abutting Balderstone Park and the provision of 
a landscaping strip.

A further update will be provided to Planning and Licensing committee detailing further 
amendments received following publication of this report. 

RELEVANT PLANNING POLICY

National

National Planning Policy Framework 

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

National Planning 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.

Local

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

Policy SP3/R Strategy for Rochdale

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
G/3 Protection of Existing Recreational Open Space
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)
Provision of Recreational Open Space in New Housing SPD
Affordable Housing SPD

Rochdale Borough Transport Strategy (March 2014)

PUBLICITY

Site Notice: Major Application and Departure from the Development Plan. The 
application was also advertised in the local press.

SITE HISTORY

13/00527/DEM – Prior notification for the demolition of Kingsway Park High School – 
approved and implemented.  

The former school has been demolished.

CONSULTATION RESPONSES

Highways and Engineering: - Following an initial objection to the scheme and 
subsequent amendments, highway provided the following comments:

A development of this size and nature requires a 200% parking provision to meet 
maximum standards set in the Core Strategy; these parking standards are set as a 
maximum level of parking and provide a reference point to allow districts to vary the 
standards based on local needs. 

The applicant has proposed a 200% dedicated parking provision for 136 plots & a 
100% dedicated parking provision for 7 plots; Rochdale Borough Councils Highways 



Service concludes this is an acceptable proposal and will not lead to a significant 
amount of on street parking within the development or on the existing highway 
surrounding the site. 

Rochdale Borough Councils Highways Service does not object to parking facilities 
such as Shared Driveway areas.

However these areas will remain un-adopted; Rochdale Borough Councils Highways 
Service will not maintain the road surface or provide street lighting in these areas.

As concluded in previous consultation given the previous use of the area as a school 
the development will not have a negative impact upon the local network capacity or 
road safety. 

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 proposed development.

The applicant has proposed 5.5m carriageways & 2.0m footways; this is an ideal 
proposal and meets Rochdale Borough Councils adoptable standards. 

The proposed access is sufficient to serve a development of this size and nature and 
meets standards set in 7.6 of the Manual for Streets. 

Rochdale Borough Councils Highways Service has no concerns regarding refuse 
collection from this location; the applicant’s proposal meets standards set in 6.8.9 of 
the Manual for Streets. 

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.

CONDITIONS & INFORMATIVES

The entire development should be subject to a self-enforcing 20mph zone.

No Waiting at Any Time Restrictions are required at the proposed access point to 
provide junction protection deterring dangerous/inconsiderate parking. 

Further information is required on the maintenance/street lighting arrangement within 
the un-adopted shared driveway areas. 

Environmental Health: - No comments received.

Contaminated Land Officer: - No objection subject to a condition.

Drainage: - The basis of what they have submitted is ok for the moment.  They need to 
complete when drainage details and discharge rates have been confirmed.



Environment Agency: - No comments received.

United Utilities (UU): - No objection subject to conditions relating to surface water 
drainage, foul water drainage and a drainage management maintenance plan.

Green Infrastructure Officer: - I have no objections to the proposals on arboricultural 
grounds, however I would want to see a more detailed Tree Protection Method 
Statement once a detailed layout and landscape plan have been produced.  I would 
want to see some tree planting along Queen Victoria St, to improve the character and 
appearance of the street.

Greater Manchester Archaeological Advisory Service: – No comments received.  

Coal Authority - I have reviewed the proposals and confirm that the application site 
falls abuts the defined Development High Risk Area; therefore within the surrounding 
area there are coal mining features and hazards which need to be considered. 
However in relation to the determination of this planning application The Coal 
Authority has no observations to make.

Greater Manchester Ecology Unit (GMEU): - No objection. As you are aware the 
information submitted with the application includes an ecology survey.  This survey 
identified the site as having generally low ecological value but with some features of 
interest.

Bats

The survey identified a number of trees that have potential to support bat roosts. 
Detailed surveys of these were undertaken and they were found to have low to 
negligible bat roost potential.  The trees along the eastern boundary appear to be 
retained in the development.

Breeding Birds  

All birds, with the exception of certain pest species, and their nests are protected 
under the terms of the Wildlife and Countryside Act 1981 (as amended) unless as a 
result of an otherwise lawful activity that could not be reasonably avoided. We would 
therefore advise 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.

Invasive Species



The survey found areas of Japanese knotweed on the site.  We would therefore 
recommend that the following condition be attached to any permission:

‘Prior to the commencement of development, an invasive non-native species protocol 
shall be submitted to and approved by the local planning authority, detailing the 
containment, control and removal of Japanese Knotweed on site. The measures shall 
be carried out strictly in accordance with the approved scheme’.

Biodiversity Enhancement

In line with the requirements of the National Planning Policy Framework, biodiversity 
enhancement measures should be included within this development.  We would 
therefore recommend that prior to the commencement of development, full details of 
biodiversity enhancement measures are submitted to and agreed by the local 
planning authority.  Once agreed these measures should be implemented in full.  A 
condition to this effect should be attached to any permission.

Public Rights Of Way – There are no public rights of way in the vicinity of the land 
proposed to be developed.

GM Crime Prevention – No comments received.  

Sport England:- Following an initial objection to the scheme and the submission of 
amended plans, the following comments were provided:

Sport England has received the following comments from the Football Association 
about the loss of the artificial grass pitch (AGP):

As far as we are aware this site has been closed for some time and therefore no clubs 
linked to the site and particularly the AGP. There are 12 3G AGPs in Rochdale in 
varying sizes, out of these 12, 3 are not available for community use, resulting in 9 
being available to the community.  Through the recent Playing Pitch Strategy there is 
spare capacity on most of these pitches therefore no need for further investment in to 
3G AGPs at this moment.

Sport England notes in the additional information that the AGP was out of use in 2012 
as the carpet was ripped and the school ceased to use it. We also note that the pitch 
was replaced at Kingsway school and the AGP was removed as part of the demolition 
process. 

We note that the capital receipt from the disposal of the school site will be spent on the 
following at Kingsway High School: 

 Kingsway High - £715,000:

 Playing field drainage – £100k 

 3G Floodlit MUGA - £600k 



 Cricket square- £15k 

The replaced AGP is on existing playing field, therefore the proposal results in the net 
loss of playing field. Due to the net loss of playing field, the proposal does not accord 
with policy exception E4 of Sport England’s Playing Fields Policy. The Football 
Association comments above are based on the emerging Playing Pitch Strategy that 
there is spare capacity on most of Rochdale’s stock of AGPs. We also note that the 
AGP has been replaced as well as the provision of playing field drainage and a cricket 
square. Sport England also contacted a number of other National Governing Bodies 
for Sport and the Football Association was the only one to provide comments. None of 
the other National Governing Bodies raised any objection to the loss. 

In light of the above characteristics relating to this site and the planning application, on 
this occasion, Sport England is satisfied that there will be no harm to sport and 
recreation provision arising from the proposal. 

Sport England therefore withdraws it objection to this application. 

Sport England would also like to be notified of the outcome of the application through 
the receipt of a copy of the decision notice.  

National Grid: – No comments received. 

REPRESENTATIONS

Two letters of objection has been received from a resident on Great Gates Road and a 
resident on Queen Victoria Street which and can be summarised as follows:

- I am worried about noise and disturbance whilst these properties are being 
built.  Personally I have already suffered a full summer of disturbance when the 
school was demolished.  Exactly how long will it take to build these properties 
virtually in my back garden.  Properties on the odd numbered side of great 
gates road from 13 to 35 are particularly effected. Please can you tell me the 
time scale of the disturbance especially to the non-council tenants like myself.

- The only concern I have is the heavy goods lorries that will be going pass the 
house delivering bricks/materials etc. when the school was demolished the 
vibrations of the lorries going passed my property causes some cracks to 
develop in my plaster in my front bedroom.

Officer response – It has been indicated that the proposed development will take a 
number of years to complete.  However, any development would be subject to a 
Construction Management Plan, which is designed to reduce the construction impacts 
of the proposed development and will address the concerns raised above.



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

In the context of the above, the Council adopted the Core Strategy in October 2016.  
The Council is able to demonstrate a 5 year supply of housing in accordance with 
paragraph 47 of the NPPF and policies in the Core Strategy are considered to be up-
to-date.  Paragraph 14 of the NPPF is not engaged in this case, although there 
remains a presumption in favour of sustainable development. 

Local Planning Policy

The site lies in the Defined Urban Area and part of the site lies on an area of land 



which is allocated as an area of green space on the Unitary Development Plan 
allocations map.  Saved UDP policies G/1 and G/3 and policies C6 and G8 of the Core 
Strategy 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 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 the Council will maximise the potential of previously 
developed sites, including empty homes and buildings, within the urban area to 
achieve a target of 80% of new housing on previously developed land.  The purpose 
of this policy is to ensure that there is always at least a five year supply of land for new 
homes.

Policy SP3/R sets out the Strategy for Rochdale which, amongst other matters, 
includes support for development in key regeneration areas by delivering new quality 
homes within regeneration areas to widen housing choice and broaden the appeal of 
the area and continuing the physical, social and economic regeneration.

Playing Field

Part of the site occupies an area of greenspace which was allocated due to its 
relationship with Balderstone School and the use of this land as part of a playing field.  
More specifically the land associated with the school was used as an artificial grass 
pitch (AGP) prior to 2012, but it appears that the school ceased to use the pitch as the 
AGP ‘carpet’ was ripped.

Initially Sport England objected to the proposal on the basis that it had not been 
demonstrated that the AGP was surplus to requirements, and had been appropriately 
compensated for elsewhere.  However, following the submission of further details, it 
has been demonstrated that the capital receipt, which would be received by the 
Council for the sale of the land to the developer, would be spent on various supporting 
infrastructure at Kingsway High School (including playing field drainage, 3G floodlit 
MUGA and a cricket square). In addition, it is clear that the existing AGP at the school 
ceased to be used some time ago.  Consequently, the proposal is considered to 
comply with Sport England’s Playing Fields policy and paragraph 74 of the NPPF, and 
Sport England raise no objection.



In respect of policy G/3 of the UDP, the proposal is considered to comply with one of 
the exceptions set out in the policy, namely: Alternative provision is made of at least 
the equivalent quantity and quality of recreational open space in a satisfactory 
location; and: The development funds improvements to existing sports facilities within 
the site or on another site, commensurate with the open space being lost.

In principle therefore, the loss of sport and recreational open space is justifiable in this 
case. 

Accessibility

In respect of accessibility, it is also noted that the site is located within a large urban 
area.  There are regular bus services from Oldham Road and Rhodes Crescent both 
of which are within close proximity of the site.  There are a number of local pubs, local 
shops and schools within close walking distance.  Rochdale town centre is also 
accessible by cycle.  Overall the site is in an eminently accessible location and is 
served well by road, bus and footpaths.

Conclusion on Principle of Development

The NPPF emphasises the need to boost housing land supply and therefore, whilst 
the site is allocated as part of an area of protected green space, Core Strategy 
planning policies make it clear that does not necessarily preclude housing 
development.  In addition, a large proportion of the site lies on an existing urban, 
brownfield area and the proposal would contribute to the reuse of derelict land located 
within urban areas, in accordance with paragraph 111 of the NPPF. 

It has been sufficiently demonstrated that the value of the green space function (in 
terms of the former use as a playing field) is now non-existent.  Furthermore, the sport 
and recreational open space potential lost as a result of this development would be 
provided for elsewhere in association with an existing high school.   It is therefore 
considered that the proposal has addressed the requirements of policy G/3 of the UDP 
and that the loss of the former playing field/open space is justifiable in this case.  

The redevelopment of this brownfield 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 significant boosting the supply of 
housing.  For reasons set out above, it is considered that the principle of housing on 
this site is appropriate in order to bring a derelict brownfield site in a sustainable 
location into active residential use.



Character and Appearance

The site is accessed off Queen Victoria Street, which lies to the north.  The opposite 
side of the road is characterised by industrial units that are set back from the road with 
palisade fencing providing a harsh frontage in some places.   Immediately adjacent to 
the site lie a row of terraced dwellings which front directly onto the highway and give 
the street a residential context.  The site is surrounded by a utilitarian palisade fence.

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.

The proposal offers to provide more regimented urban frontage to Queen Victoria 
Street.  Each of the units fronting the highway would have a small front garden and a 
driveway to the side.  A small number of properties would also have a private garage 
which would be set back from the building line.  This is a pattern replicated throughout 
the development with houses arranged in perimeter blocks, albeit that a larger number 
of units include private garages within the site.   

All properties within the site would be two storeys in height with simplistic vernacular.  
Dwellings would include alternative brick colour and type to add contrast.  The 
character of the housing in the local area is mainly two storey utilising traditional forms 
and materials and the scheme is considered to replicate local character.  The layout 
avoids the use of communal rear parking courts and includes in-curtilage parking. The 
majority of the plots include areas for bins to be stored out of view of the street scenes.

The principle access for all users would be from the proposed junction adjacent to the 
eastern boundary off Queen Victoria Street.  This connects to an internal loop which 
provides access to individual houses, either directly, or from short cul-de-sacs.  Some 
of the larger proposed front gardens include street trees to soften the street and 
driveways would be gravel.

The impact on Balderstone Park has been considered.  The proposed development 
facing the park has a softer edge and has incorporated shared surfaces, planting and 
larger house types.  In addition, there are a number of large native tree specimens 
which lie in Balderstone Park on the every edge of the development site.  These trees 
would be retained with suitable tree protection measures.  There are lengths of the 



southern boundary where lower value trees would be removed or where there is 
limited existing vegetation cover.  Within these areas a condition is recommended in 
order to ensure suitable planting is incorporated to soften views of the proposed 
development from the park. 

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.  Subject to a condition requiring a different boundary 
treatment adjacent to Balderstone Park, the scheme is considered to represent 
acceptable design when viewed from the higher areas of the park.  Having regard to 
the above, it is considered that the application is compliant with policies DM1, C3 and 
P2 of the Core Strategy and the Rochdale Design Guide SPD.

Highways and Traffic Implications

Paragraph 32 of the NPPF states that 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 site is located within the southern extent of the Rochdale central area.  According 
to the submitted Transport Assessment (TA) the existing school had the potential to 
generate approximately 309 two way vehicular flows during the AM peak and 
approximately 39 movements during the PM peak.  The proposed development is 
anticipated to generate 80 two-way flows during the AM peak and approximately 92 
during the PM peak.  It is noted that the PM peak associated with the school would 
differ from the network peak hour.  Nevertheless, the figures in the TA demonstrate a 
reduction in flows during the AM peak and a slight increase during certain times during 
the PM peak; but overall the school use resulted in a number of vehicles utilising the 
highway network which would not be exacerbated by the proposed development.  

In respect of safety, Queen Victoria Street is already subject to a 20mph speed 
restriction, has raised tables, and is lit. The proposal, which includes driveways onto 



Queen Victoria Street, is considered to be acceptable from a highway safety 
perspective.  Internally the proposal includes 5.5m wide carriageways and 2m wide 
footways and meets the standards set out in Manual for Streets.  The scheme would 
also require footway reconstruction along Queen Victoria Street at the front of the 
development, dropped kerbs to accommodate each of the private driveways, and 
formalised junction markings at the proposed ‘T’ junction.  These measures would be 
incorporated under a separate S278 Agreement.  Highways raise no objections to the 
proposed development on the basis of the above.

Parking

The Maximum Parking Standards as set out in the Core Strategy comprise 2 spaces 
per dwelling for houses with 2+ bedrooms.  The proposed development generally 
involves 2 parking spaces per dwelling.  However, there are 7no plots within the 
development which only include one parking space.  These plots are set within the 
site.  

In respect of the layout, the proposed access road would serve private driveways 
which would serve a maximum of 5 properties.  There is sufficient turning space within 
the layout to allow vehicles to enter and exit private driveways in forward gear.  Each 
private driveway includes a small area of adoptable highway in order to allow refuse 
wagons to turn and manoeuvre.

The application has been assessed by highways from a parking perspective and no 
objections are raised.  On this basis they conclude that the proposal is acceptable and 
would not lead to a significant amount of on street parking within the development or 
on the existing highway network.  Policy T2 of the Core Strategy places a priority on 
safety and improving safety in residential communities and paragraph 32 of the NPPF 
states that decisions should consider whether safe and suitable access to the site can 
be achieved for all people.  The application is considered to comply with these 
policies.

Accessibility

The site lies within close proximity of existing bus stops which serve the local area and 
provide regular and quick links to Rochdale town centre.  The proposal also includes a 
pedestrian link through part of the centre of the site.  Along the eastern boundary there 
is a footpath link which would take pedestrians from Queen Victoria Street into 
Balderstone Park.  There is a further footpath trail which would take pedestrians into 
Balderstone Park from the proposed development.  These links demonstrate that the 
proposed development would be accessible for pedestrians and other users.

In a wider context, the proposed development is not considered to give rise to severe 
residual cumulative impacts and therefore, it is compliant with paragraph 32 of the 



NPPF and policies T1 and T2 of the Core Strategy.  The local highway network and 
Oldham Road (which is part of the Strategic Highway Network) would be able to 
accommodate the development without being severely impacted, in accordance with 
policies A/24 of the UDP.

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.

There is one statutorily designated site within 1 km of the site boundary. This is 
Rochdale Canal which is a Site of Special Scientific Interest (SSSI) and a Special Area 
of Conservation and is located 410 m to the north. Rochdale Canal is designated for 
its important habitats supporting submerged aquatic plants and emergent vegetation.  
The canal is also designated as a Site of Biological Interest.  It is considered that 



Rochdale Canal is sufficient distance from the proposed development to not be 
significantly affected by it.

There are no areas of Priority Woodland Habitat within the site. However, along a 
short length of the southern site boundary is a small stand of parkland trees that are 
designated as Priority Woodland Habitat. This area totals 0.464 ha and whilst having 
no formal designation, is considered to be of conservation importance by Natural 
England.

The application is accompanied by an ecology survey which did not reveal any 
significant ecological constraints.  The trees scrub and hedgerow along the site 
perimeter provide a suitable habitat for foraging and commuting bats. However, all of 
the trees inside the site boundary, along with the substation, offer only negligible bat 
roost potential.  

The site offers limited opportunities for breeding birds. These are largely concentrated 
within the scattered trees, hedgerow and scrub.  The submitted ecology report 
recommends that, if possible and practicable, site clearance works are phased to 
avoid the main bird breeding season, taken to be March to August.   

The other main constraint appears to be Japanese Knotweed and the applicant has 
committed to removing this prior to the commencement of development.  

Greater Manchester Ecology Unit (GMEU) have been consulted on the application 
and raise no objections, subject to the imposition of conditions relating to breeding 
birds, Japanese Knotweed removal and biodiversity enhancement.  The application is 
considered to comply with policies G7 of the Core Strategy and UDP policy NE/2.

There are a number of trees mainly confined to the periphery of the site.  The eastern 
boundary for example, includes a variety comprising Sycamore, Beech, Ash and Lime 
trees.  All these trees would be retained apart from a single Sycamore at the site 
entrance which would be removed and replaced as part of the development.  

A number of trees on the southern boundary would also be removed but the submitted 
arboricultural survey confirms that these are largely of lesser quality.  The lost trees 
would be replaced elsewhere within the site and this could be conditioned.  
Importantly, a large number of visually important trees which sit on the southern edge 
of the parkland and adjacent to the proposed development would be retained and 
suitably protected.      

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; and 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.

A large part of the site lies a significant distance from existing properties.  However, 
the proposal does include a number of residential properties which would face the 
perimeter of the site.  On the eastern boundary the nearest proposed dwellings lie on 
Great Gates Road at a distance of at least 24m.  The applicant has submitted a cross-
section which details that the existing properties lie at a level 1m higher than the 
proposed development. However, it is considered that the intervening distance 
between the properties in this case is acceptable and there would be no unacceptable 
overlooking of nearby gardens as proposed gardens are in excess of 10m in length 
along this boundary.    

The dwellings proposed on Queen Victoria Street would be positioned so that they 
would not significantly impact the amenity of existing properties on the street.  

Within the proposed layout properties are generally compliant with the Council’s 
Guidelines and Standards for Residential Development SPD, although a number of 
gardens are shorter than the 10.5m recommended in the SPD.  Nevertheless, the 
proposed garden sizes are considered to provide an acceptable level of amenity 
space for future occupiers.  Layout and spacing is generally representative of existing 
housing stock in the local area.

In terms of air quality, an Air Quality Assessment (AQA) has been submitted and this 
reveals that there would be no significant air quality implications arising from the 
development or from its construction.  Nevertheless, given the proximity of residential 
properties, a condition is recommended requiring the submission and approval of a 
construction management plan which would also require dust mitigation measures.

Overall the proposed development would 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. 

Flood Risk and Drainage Implications

Paragraph 100 of the NPPF states that inappropriate development in areas at risk of 
flooding [land within Flood Zones 2 and 3; or land within Flood Zone 1 which has 
critical drainage problems and which has been notified to the local planning authority 
by the Environment Agency] should be avoided by directing development away from 



areas at highest risk, but where development is necessary, making it safe without 
increasing flood risk elsewhere.  

Paragraph 101 of the NPPF refers to the sequential test for the location of 
development, which aims to steer new development to areas with the lowest 
probability of flooding.  Flood zone 1 is the lowest probability of flooding, with flood 
zone 3 the highest. 

The non-statutory technical standards for SUD’s dated March 2015 require that for:
• Peak flow control for greenfield developments, the peak runoff rate from the 

development to any highway drain, sewer or surface water body for the 1 in 1 
year rainfall event and the 1 in 100 year rainfall event should never exceed the 
peak greenfield runoff rate for the same event.

• Volume control where reasonably practicable, for greenfield development, the 
runoff volume from the development to any highway drain, sewer or surface 
water body in the 1 in 100 year, 6 hour rainfall event should never exceed the 
greenfield runoff volume for the same event.

UDP Policy EM/7 states that development will not be permitted in areas identified as 
flood plains, or other areas where development could contribute to increased flood 
risk, unless the criteria set out in the policy are met. Policy G8 of the Core Strategy 
seeks to manage flood risk. 

The application site falls within flood zone 1 and is therefore at a low risk of flooding 
(less than 1 in 1000 or 0.1% annual probability of river or sea flooding in any year). 
However, the application site does comprise a major residential development and 
accordingly the application has been supported by a Flood Risk Assessment (FRA).  
As the site lies in Flood Zone 1, there is no need for a sequential test or exception test.  

The submitted FRA reveals that the north-western part of the site is at risk from 
surface water flooding.  However, any such risks can be mitigated by the 
implementation of an appropriate drainage scheme in accordance with greenfield run-
off rates.  

National guidance (NPPG) states that the aim of drainage scheme should be to 
discharge run-off as high up the hierarchy as reasonably practicable:

1 – into the ground (infiltration)
2 – to a surface water body
3 – to a surface water sewer, highway drain, or another drainage system
4 – to a combined sewer.

The submitted FRA has considered infiltration techniques but the ground does not 
appear to be suitable.  The only feasible solution appears to be drainage to the local 
sewer incorporating a range of techniques designed to reduce run-off rate.  Neither 
the Council’s drainage officer nor United Utilities raises any objection.  It is considered 
that, subject to the imposition appropriate conditions to deal with drainage and 
ongoing maintenance, 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 LPA’s 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.

There are no listed buildings or structures close to the site. 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.

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 Site Investigation and Assessment and the 
proposal is considered to comply with policy G9 in this respect.

The site does not lie in a minerals safeguarding area on the Greater Manchester 
Minerals Plan and does not lie within a Coal Authority Development High Risk Area.  

Planning Obligations

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.  In 
accordance with the NPPF, the impact of the development on education provision 



should be mitigated. 

Ordinarily a development on this scale would generate a need for additional primary 
and secondary school places.  Based on a current calculation, this would equate to a 
required contribution of approximately £440,440 for primary school places and 
£220,200 for secondary school places. 

As detailed above, whilst the provision of 143 new homes would generate additional 
demand for school places, the application site comprises Council land on a former 
school site.  In 2015 a Council report was presented to Cabinet where the principle of 
selling the land was agreed.  Importantly, the capital receipt which would be received 
from any purchaser would be ring-fenced to the Building Schools for the Future (BSF) 
programme. Consequently, in this case it is considered that the capital receipt would 
provide more funds for the Education service (as Lead Education Authority) than 
would ordinarily be required as part of any S106 Agreement.  Therefore, policies C7 
and DM2 in respect of education would be met in this case as Education could spend 
any monies on upgrading existing facilities if necessary.  It is acknowledged that the 
land sale falls outside the remit of planning, but as it involves Council land and the 
capital receipt is ring-fenced to Education, there is sufficient control to ensure that 
appropriate mitigation is provided.

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.

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. 

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 and this is 
based on a revised calculation matrix which was adopted in 2016.  Based on this the 
proposed development would ordinarily require a combined recreation and sports 
open space contribution of £377,685.95. 

The site lies adjacent to Balderstone Park which is a large park and area of open 
space important to the local community.  The park contains a children’s play area.  
The submitted plans indicate a link from the site into Balderstone Park and the 
subsequent footpath would link in with existing footpaths in the park.  Where on-site 
provision is not provided, as is the case here, the SPD (Recreational Open Space in 
New Housing) details a clear requirement 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 considered that the scheme provides a suitable link to the nearby 
Balderstone Park and the children’s play area.  In addition, it is noted that there are a 
number of improvements already planned for the park and the children’s play area and 
overall, there is not considered to be a need to provide on-site or off-site open space in 
this case.  

In respect of a contribution towards formal sport open space, the proposed 
improvements to Balderstone Park also include potential playing pitches.  There are 
no other projects within proximity of the site that require contributions to mitigate the 
effects of the proposed development.     

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:



The applicant is not proposing any affordable units on site or as an off-site 
contribution.  The applicant submits that they are providing up to 29 dwellings on site 
at an ‘affordable’ rate, either by a formal ‘help to buy’ or the applicant’s own shared 
equity product.  However, this does not appear to confirm with the formal definition of 
Affordable Housing as set out in the NPPF and therefore, it is not affordable housing 
for the purposes of policy C4 of the Core Strategy or the Affordable Housing SPD.  
Nevertheless, it is acknowledged that the application would deliver additional housing 
stock which offers to diversify and strengthen the range and type of housing on offer in 
the local area, in accordance with policy C3 of the Core Strategy.

Planning Obligations and 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 has been assessed by the Council’s surveyor and it is concluded 
that the provision of affordable housing would deem the scheme inviable.  The lack of 
on-site or off-site affordable housing in this case is allowable in accordance with policy 
C4 of the Core Strategy based on the viability submission.  

In respect of an education contribution, the funds generated by the sale of this Council 
land would be directed towards Education.  Consequently there is no requirement to 
make a contribution to Education 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.  However, it is considered that existing provision locally 



satisfactorily negates the need for on-site/off-site provision in this case and, in any 
event, the scheme would not be viable if monetary contributions in this respect were 
requested.  

The proposed development has been considered against the requirements of 
paragraph 173 of the NPPF and financial contributions are not required as part of this 
application.

Conclusions and the Balancing Exercise

The site is brownfield land with part of the site comprising an area of greenspace 
specifically designated as such due to its previous use as a playing pitch.  There is a 5 
year supply of deliverable housing land in the borough but ongoing supply of new 
permissions will be required in order to maintain adequate supply.  The previously 
developed nature of the site and its accessible location all weigh significantly in favour 
of granting planning permission.  It has been demonstrated that the part green space 
allocation has been overtaken by events and the lost green space has been 
compensated for elsewhere locally.

The scheme has been designed so as not to unacceptably affect the amenity of the 
nearest residential properties.  The layout would also ensure that future occupiers of 
the units have acceptable outdoor amenity space.  Moreover, the objection received 
concerning potential construction impacts can be dealt with by a planning condition.

All other matters concerning design, flood risk, highways heritage, ecology and 
landscaping have been suitable addressed.

In respect of financial contributions to mitigate the effects of the development, the 
application has been accompanied by a viability appraisal which asserts an affordable 
housing contribution would render the scheme unviable.  In terms of education, it is 
acknowledged that any money generated by the land sale would be directed towards 
the Education Service and therefore, there is no need for the development to provide a 
further contribution in this regard.

The site lies adjacent to a large, well-used and well equipped are of open space and 
park and it is not considered that on-site/off-site green space provision is required in 
this instance.

Overall, having regard to policies in the NPPF, Core Strategy and extant UDP policies, 
the proposed development is considered to comprise sustainable development and is 
therefore, recommended for approval. 

RECOMMENDATION

GRANT subject to the following conditions:

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



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

2.  This permission relates to the following plans:-

- Location Plan, 201/F, 202/1F, 301/1G, 302/1G, 303/1E, 304/1E, 307/1B, 
309/1E, 310/1D, 311/1A, 401/1G, 404/1F, 405/1E, 406/1H

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

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

3. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no above ground works shall take place until 
samples or full details of materials to be used externally on the buildings have been 
submitted to and approved in writing by the Local Planning Authority. Such details 
shall include the type, colour and texture of the materials. Only the materials so 
approved shall be used, in accordance with any terms of such approval.

Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity, in accordance with Core Strategy policy P3, and the National Planning 
Policy Framework.

4. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no boundary treatment works shall take place until 
details of the siting, design and materials to be used in the construction of walls or 
fences for boundaries, screens, or retaining walls and details of barrier fencing 
have been approved in writing by the Local Planning Authority. The approved 
walls/fences shall be erected before each dwelling hereby approved is first 
occupied and shall thereafter be retained.   

Reason: In order to ensure a satisfactory appearance and in the interests of the 
amenity of the occupiers of neighbouring residential properties in accordance with 
Core Strategy policy P3 and the National Planning Policy Framework.

5. Notwithstanding the details shown on the approved plans and the requirements of 
condition 2 of this permission, no private roads/driveways/parking areas shall be 
constructed until details of the siting, design and materials to be used in the 
construction have been approved in writing by the Local Planning Authority. The 



approved details shall be implemented before each dwelling hereby approved is 
first occupied and shall thereafter be retained.   

Reason: In order to ensure a satisfactory appearance and in the interests of the 
amenity of the occupiers of neighbouring residential properties in accordance with 
Core Strategy policy P3 and the National Planning Policy Framework.

6. No development shall take place until details of finished floor levels and external 
ground levels for each plot have been submitted to and approved in writing by the 
Local Planning Authority. The development shall thereafter be implemented in 
accordance with the duly approved details prior to the first occupation of each plot.

Reason:  In order to ensure a satisfactory relationship between the new dwellings 
and between the development and surrounding buildings in the interests of 
residential and visual amenity in accordance with Core Strategy policy P3, and the 
National Planning Policy Framework.

Reason for pre-commencement condition: These details are required before 
ground works take place.

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

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

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

i)  a survey of the extent, scale and nature of contamination, which shall identify all 
previous uses including any mine entries within the site, potential contaminants 
associated with those uses and a conceptual model of the site indicating sources, 
pathways and receptors and potentially unacceptable risks arising from 
contamination at the site;



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

woodland, and service lines and pipes,
 adjoining land,
 groundwaters and surface waters, including controlled waters,
 ecological systems,
 archaeological sites and ancient monuments;

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

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

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

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

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

9. No development shall take place 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 has been 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. In the event of surface water draining 
to the public surface water sewer, the pass forward flow rate to the public sewer 
must be restricted to 20 l/s. 

Reason: To ensure the appropriate disposal of surface water and to manage the 
risk of flooding and pollution in accordance Core Strategy policy G8, saved UDP 
policies EM7 and EM/8 and the National Planning Policy Framework.

Reason for pre-commencement condition: - The drainage scheme is fundamental 
to the delivery of the approved scheme and needs to be implemented prior to, or at 



the same time as, the dwellings hereby approved are built out.

10.No development shall commence until a sustainable drainage management and 
maintenance plan for the lifetime of the development shall be submitted to the 
Local Planning authority and agreed in writing. The sustainable drainage 
management and maintenance plan shall include as a minimum: 
a. The arrangements for adoption by an appropriate public body or statutory 
undertaker, or, management and maintenance by a Resident’s Management 
Company; and
b. Arrangements concerning appropriate funding mechanisms for its ongoing 
maintenance of all elements of the sustainable drainage system (including 
mechanical components) and will include elements such as ongoing inspections 
relating to performance and asset condition assessments, operation costs, regular 
maintenance, remedial woks and irregular maintenance caused by less 
sustainable limited life assets or any other arrangements to secure the operation of 
the surface water drainage scheme throughout its lifetime. 

The development shall subsequently be completed, maintained and managed in 
accordance with the approved plan.

Reason: To ensure the appropriate disposal of surface and foul water and to 
manage the risk of flooding and pollution in accordance Core Strategy policy G8, 
saved UDP policies EM7 and EM/8 and the National Planning Policy Framework.

Reason for pre-commencement condition:- The drainage scheme is fundamental 
to the delivery of the approved scheme and needs to be implemented prior to, or at 
the same time as, the dwellings hereby approved are built out.

11.Foul and surface water shall be drained on separate systems. 

Reason: To secure proper drainage and to manage the risk of flooding and 
pollution in accordance with policy G8 of the Core Strategy.

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

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

Reason: In order to ensure that appropriate measures are put in place to limit noise, 
nuisance and disturbance to the occupiers of neighbouring dwellings during the 
construction of the development in accordance with the requirements of Core 
Strategy Policy G9, and the National Planning Policy Framework. 



Reason for pre-commencement condition: To manage construction activity on 
commencement.

13.No external lighting shall be installed within the development unless a scheme for 
such lighting has been submitted to and approved in writing by the Local Planning 
Authority.  The submitted scheme shall include details of the locations and design 
of any lighting and LUX levels from the lights. The approved scheme shall be 
implemented in accordance with the approved details and retained as such 
thereafter. 

Reason: In the interest of visual amenities and to prevent nuisance arising in 
accordance with the requirements of Core Strategy Policies G9 and P3 and the 
National Planning Policy Framework.

14.No dwelling shall be occupied until a scheme of junction protection concerning the 
junction of the proposed development and Queen Victoria Street, in order to 
restrict inconsideration parking, shall be submitted to and approved in writing by 
the Local Planning Authority.  The approved scheme shall be implemented in 
accordance with a timetable to be agreed with the Local Planning Authority and 
implemented in accordance with the approved scheme and timetable.

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

15.No dwelling shall be occupied until an infrastructure maintenance management 
plan has been submitted to and approved in writing by the Local Planning 
Authority.  The plan shall include details of the long-term maintenance of shared 
driveways, lighting, other infrastructure and landscaping areas.  The development 
shall be carried out in full accordance with the approved plan prior to the 
occupation of any dwelling and shall be retained thereafter.

Reason: In the interest of visual amenities and to prevent nuisance arising in 
accordance with the requirements of Core Strategy Policies G9 and P3 and the 
National Planning Policy Framework.

16.No development shall commence until an invasive non-native species protocol 
shall be submitted to and approved by the local planning authority, detailing the 
containment, control and removal of Japanese Knotweed on site. The measures 
shall be carried out strictly in accordance with the approved scheme’.

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

17.No above ground development shall take place until a scheme of biodiversity 
enhancement, including a timetable for implementation, taking into account the 
recommendations set out in the ecology survey (ref – 415.03044.0045), has been 
submitted to and approved in writing by the Local Planning Authority.  The 
development shall be carried out in full accordance with the approved details prior 
to the occupation of any dwelling.



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

18.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 
scheme shall include the provision of additional planting within Balderstone Park 
adjacent to the southern boundary of ths site.  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.

19.None of the dwellings hereby approved shall be occupied until details of a footpath 
link running between the site and existing footpaths within Balderstone Park have 
been submitted to and approved in writing by the Local Planning Authority.  The 
development shall be carried out in full accordance with the agreed link and any 
such link shall be fully implemented prior to the occupation of any dwelling.

Reason:  In order to ensure that there are sufficient links from the development to 
existing areas of open space in order to satisfy the requirements of policy C6 and 
G6 of the Core Strategy and the Provision of Recreational Open Space in New 
Housing SPD.

20.No development shall take place until a scheme for tree protection measures (both 
above and below ground) to be implemented during the construction period has 
been submitted to and approved in writing by the Local Planning Authority. Such a 
scheme shall include:

• Details of a construction exclusion zone (including any protective fencing) to be 
formed around the root protection areas of those trees identified as being retained 
on drawing no. P 614.15.02
• Details of any excavation to take place within the root protection areas of those 
trees identified as being retained on drawing no. P 614.15.02;
• Details of the construction (including foundations) of any hardstandings and 
boundary treatments within the root protection areas of those trees identified as 
being retained on drawing no. P 614.15.02

The development shall thereafter be carried out in strict accordance with the 



protection measures contained within the duly approved scheme throughout the 
construction period.

Reason: To ensure that appropriate mitigation measures are put in place to 
safeguard the health of trees located within and outside the site which are to be 
retained as part of the development (including those protected by preservation 
orders) in order to preserve their amenity value in accordance with the 
requirements of Core Strategy policies G6 and G7.
 

Report Author Matthew Woodward
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