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SITE LOCATION



DELEGATION

1.1 The application falls to be determined by the Planning and Licensing 
Committee as the development represents a departure from the Development 
Plan and more than ten objections have been received.

PROPOSAL SUMMARY

2.1 Permission is sought to vary the wording of pre-commencement conditions 2, 
4, 5, 6, 7, 8, 9, 10, 12, 13, 14, 15, 17, 19, 24, 25, 26, 28, 29 and 30 of 
planning permission 11/D55085 and remove conditions 11 and 36 in regards 
to the requirements for a Japanese knotweed statement and for the 
achievement of Code level 3 of the Code of Sustainable Homes.  

2.2 It is proposed to reword the conditions above to exclude the proposed 
highway works (as shown in the submitted plans) from the requirements of the 
pre-development conditions for 174 dwellings to enable the extant consent to 
be lawfully implemented in accordance with the provisions of Section 56 of the 
TCPA 1990 and for the pre-commencement conditions to be discharged at a 
later date, when a contractor is appointed to deliver the site.

RECOMMENDATION

3.1 It is recommended that the Planning and Licensing Committee resolves it is 
minded to GRANT planning permission subject to a deed of variation to link 
this application with the original planning obligation under section 106 of the 
Town and Country Planning Act 1990 (as amended).

REASON FOR RECOMMENDATION

4.1

4.2

The construction of the small part of the access road would be a material 
operation and would enable the commencement of development.

The applicant (The Homes and Communities Agency), as the national 
housing and regeneration agency for England, has a primary objective to act 
as enablers for delivery.  As a result of this there is a strong sense of certainty 
that the site would not remain vacant once development of the proposed 
access road has begun and the planning permission has been implemented.  
As to date no objections have been raised from consultees t is therefore 
considered that, in this instance, and under the circumstances of the 
application the rewording of the planning conditions would be reasonable and 
necessary in the interests of the future delivery of the development.

4.3 Furthermore, The Code for Sustainable Homes was withdrawn following a 
written ministerial statement in March 2015 and planning condition 36 is 
therefore not capable of being complied with and is thus no longer necessary. 
Subject to positive consultation responses from the Council’s consultees in 
respect of the Japanese Knotweed, the deletion of these two planning 
conditions is therefore considered to be reasonable and would cause no 
material harm.  



SITE & BACKGROUND

This application relates to a vacant cleared site that was formerly occupied by the 
Akzo Nobel chemical works, and is now in the ownership of the Homes and 
Community Agency (HCA) – the government’s national housing delivery body.

The site is bound by the Rochdale Canal along its north-western side and there is a 
thin strip of landscaped land to the north-east of the site between the canal and 
Hollingworth Road. Hollingworth Road lies to the east. The remaining boundaries of 
the site adjoin farmland within the Green Belt.  It is also currently made up of a series 
of more or less level plateaux, which vary in height across the site, although the level 
of the land generally falls from the southern boundary and from Hollingworth Road, 
down to the canal. 

The site benefits from an extant planning permission for the erection of 174 dwellings 
which was granted permission on 27 March 2015 (Ref: 11/D55085) and remains 
unimplemented at this time (the permission expires on 27 March 2018).  

The HCA recently acquired the site and intend to implement the consent through 
their accelerated construction programme, which is a £2 billion programme that is 
designed to tackle the undersupply of new homes. It involves the HCA taking direct 
action to build homes on surplus public sector land to increase the pace of 
housebuilding and diversify the market by supporting smaller builders and modern 
methods of construction.

Nonetheless, the development of this land will require the appointment of a 
contractor through a tendering process, following which planning conditions can be 
discharged and development can commence.  However, there is a significant lead in 
time associated with this process, which will extend beyond March 2018, when the 
permission will expire.

PROPOSAL

Given the time constraints associated with implementing the extant planning consent 
the applicant seeks permission under Section 73 of the Town and Country Planning 
Act 1990 to reword the majority of the pre-development conditions that were 
attached to the planning permission referenced 11/D55085.  

The application has been supplemented with a supporting statement and plans to 
show the construction of a small part of the access road into the site.

The supporting statement sets out that the proposal seeks to vary the wording of 
pre-commencement conditions so that the extant consent can be lawfully 
implemented in accordance with the provisions of Section 56 of the TCPA 1990. It is 
proposed to reword some of these to exclude the proposed highway work (as shown 
in the submitted plans) from the requirements of the pre-development conditions.  

These amendments would allow for the pre-commencement conditions to be 
discharged at a later date, when a contractor is appointed to deliver the site. This 



application also seeks to remove conditions 11 and 36 which relate to Japanese 
Knotweed and the Code for Sustainable Homes.

ENVIRONMENTAL IMPACT ASSESSMENT SCREENING OPINION

In accordance with the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2017 the Council has conducted a screening opinion.  This 
was in order to establish whether the proposed development was likely to have 
significant effects on the environment to warrant the carrying out of an Environmental 
Impact Assessment (EIA) and the submission of an Environmental Statement by the 
developer.  It was concluded that the proposed development does not warrant the 
submission of an EIA.

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF)
- The NPPF set out the Government’s planning policies for England and how 

these are expected to be applied.  

National Planning Practice Guidance (NPPG)
- This is intended to complement the NPPF and to provide a single resource for 

planning guidance, whilst rationalising and streamlining the material. 

Unitary Development Plan (UDP): 

G/D/1              Defined Urban Area

Core Strategy (CS)

SD1 Sustainable Development
DM1 General Development Requirements

Supplementary Planning Documents (SPD):
Supplementary Planning Guidance note ‘Guidelines and Standards for Residential 
Development’.

RELEVANT SITE HISTORY

11/D55085 – Residential Development 174 dwellings – Granted – 27 March 2015.

CONSULTATION RESPONSES

Canal And River Trust - Has no comment to make in respect of this variation and 
removal of conditions.

Drainage - No objections to the proposal.

Environment Agency - No comments received to date.



Environmental Control (Landfill Gas) - No objections to the proposal subject to an 
informative note that recommends that work be carried out in accordance with Health 
and Safety Guidance Note HSG 66 “Protection of Workers and the General Public 
During the Development of Contaminated Land”.

Env Health - Noise/Odours - No objections to the proposal.

Greater Manchester Ecology Unit (GMEU) – No comments received to date.

Highways And Engineering - No objections to the proposal.

The Coal Authority - No objections to the proposal.

They have reviewed the site location pan and confirm that small parts of the 
application site fall within the defined Development High Risk Area.  However, the 
conditions to which this application is seeking removal/variation of are not specifically 
relevant to coal mining issues.  This stands to reason when considering their original 
consultation response to the original planning application, the content of which 
confirmed that they had no objections.

The only coal mining legacy issue affecting the site are two recorded mine entries, 
both of which have been stabilised to a credible industry standard and it is noted that 
the development layout has been designed around these features to include 
appropriate 'stand off' zones. On the basis that none of the conditions sought to be 
either varied or removed are coal mining related and considering the further 
concerns raised, which are either not relevant or have been addressed previously, I 
can confirm that The Coal Authority has no further comments to make.

United Utilities - No objections to the proposal.  

REPRESENTATIONS

Letters of notification were sent to surrounding neighbours and site notices have 
been erected around the site.  In response to this letters of objection from 11 
separate addresses have been received.  The contents of these can be summarised 
as follows:

- The highway infrastructure in Littleborough cannot cope with any more 
houses.

- There is not enough car parking in the area, and roads become congested 
when the weather is good.

- Not enough schools, GP surgeries, public transport to meet needs of new 
residents.

- Lack of facilities in Littleborough such as swimming pool, major supermarket.
- Flooding issues.
- No need for more houses as there are a number of existing ones that have 

been for sale for long periods and are not selling.
- Traffic entering and leaving the site will no doubt cause more delays and 

possibly and accident.



- As an ex-chemical works and contaminated site is not safe for housing.
- Pollution levels will increase with the extra cars.
- Effect on public health.
- Proximity of houses to properties on Heald Close.
- Will destroy natural wildlife.
- The HCA are the applicants and owners not the agent.
- No date is given in the application form for pre application advice
- Certificate A in section 8 of the planning application forms has none of the 

options crossed through.
- The HCA acquired the site 6 months before the supporting letter was 

submitted.
- The submitted plans are not correct.  A traveller mound outside of the gates 

was replaced with a mound inside the gates.  This along with self-seeding 
shrubs and saplings were later cleared by a JCB.  These works are not de-
minimus and constitute a breach of planning conditions of 11/D55085.  A 
planning contravention notice should be considered.

- The fact that the extant permission expires on the 27th March, 2018 should 
have been paramount in the timing of the submission of the application.

- Previous workmen were observed digging on the site, not far from the 
entrance, they were seen coughing and retching and their faces were 
streaming with tears.  Condition 4 is therefore necessary.

- Previous conditions 13, 16, 17 and 20 are necessary in the interests of road 
safety. 

- A further condition for a Transport Statement and Survey should be attached 
to the permission.

- If the HCA can’t meet the deadline and conditions then they should resubmit 
the application and all the evidence can be heard.

- The application requires an Environmental Impact Screening Opinion.  
The previous application was considered not to require one but and EIA was 
completed for App. 07/D49551 in 2007.  This is now out of date and does not 
address some issues relevant today.  These include the Transport 
Assessment, and water courses crossing the site.  The restrictions on 
permitted development rights (extensions/conservatories) will also inhibit 
prospective purchasers and, in the local resident’s opinion, coupled with the 
detailed site history (Coal Mine/Clay Mine/Oil Distillery/Chemical Works) 
which would have to be disclosed by the conveyancing solicitor/firm, brings 
into question the viability of the development.

- The Coal Authority’s reports for the previous application must be called in to 
question as the letter in 2005 from the Mining Information Manager to Akzo 
indicates that all previous applications to the current one were seriously 
flawed.

- The Eastern part of the site has not been remediated to residential standard 
and extreme care is required when digging in this section, hence the reason 
for Condition 4.

- Suggest consideration should be given to revoking the extant permission 
under Section 97 of the TCPA. The HCA is using Sec. 73 purely as a delaying 
tactic.



Officer response:  The issues referred to in regards to the principle of development 
and the previous planning permission are covered in the main body of the report 
below.  

However it is not considered that the removal of shrubbery or the mound amount to 
‘development’ for the purposes of Section 55 of the Act, and therefore would not 
constitute the commencement of development or a planning breach.

The planning application forms also state that the applicant is the Homes and 
Community Agency and that they have an agent who is acting in their interests.  
The agent has clearly declared that the applicant owns the site by completing 
Certificate A on their behalf.  As such it is not considered that the planning 
application forms have been incorrectly completed, are misleading, or that anybody’s 
interests would be prejudiced.

ANALYSIS

The application has been made under Section 73 of the Town and Country Planning 
Act 1990 (S73), which is an application for the development of land without 
compliance with conditions previously attached to an existing planning permission.

Paragraph (2) of S73 makes it clear that on such an application the local planning 
authority shall consider only the question of the conditions subject to which planning 
permission should be granted.

Paragraph ID 21a-031-20140306 of the Planning Practice Guidance (PPG) reiterates 
this by stating that: 
“…. under s73 the LPA must only consider the disputed condition/s that are the 
subject of the application – it is not a complete re-consideration of the application.”  

This paragraph of the PPG also notes that the original planning permission will 
continue to exist whatever the outcome of the application under S73.  In assessing 
such an application the local planning authority can therefore only consider the 
question of the conditions subject to which planning permission should be granted.  
As such it is clear that the principle of the development, and other factors that have 
been raised by local residents in respect of the previous planning permission 
(including highways, traffic, infrastructure, coal mining, public health, wildlife, living 
conditions or revocation) cannot be given weight or considered for this type of 
application.  

Indeed, S73 (4) states that if the LPA consider that planning permission should be 
granted subject to the same conditions, they must refuse permission.  If the LPA 
decide that permission should be granted subject to different conditions, they shall 
grant permission.  

The construction of a segment of the previously approved access road as shown in 
the submitted plans is proposed to demonstrate that a material operation, under the 
terms of Section 56 of the Town and Country Planning Act 1990 (the Act), will begin 
on site before the expiry of the previous permission.  Subject to amending the 



wording of the pre-commencement conditions, this would ensure that works could 
start on the site and that the permission is implemented and does not expire.

The applicant therefore proposes to reword some of the pre-commencement 
conditions to exclude the proposed highway work (as shown in the submitted plans) 
from the requirements of the pre-development conditions.  This would not only keep 
the permission ‘alive’ but provide the HCA with an achievable timeframe for the 
procurement of the site and the speedy delivery of the previously approved housing 
development.  

S56 sets out the considerations relevant to when a development can be considered 
to have begun for the purposes of the Act.  This is taken as the earliest date on 
which any ‘material operation’ comprised in the development is carried out.  ‘Material 
operation’ at S56 (4) includes at (d) ‘any operation in the course of laying out or 
constructing a road or part of a road’. As such it is accepted that the construction of 
the small part of the access road would be a material operation for the purposes of 
the Act.  The commencement of this operation would therefore represent the 
beginning of development.

Furthermore, the HCA, as the national housing and regeneration agency for 
England, has a primary objective to act as enablers for delivery.  It aims to achieve 
this by removing some of the barriers to development that had previously resulted in 
transactions falling through and de-risking the site for prospective purchasers.  This 
is to be implemented through their accelerated construction programme.

As a result of this there is a strong sense of certainty that the site would not remain 
vacant once development of the proposed access road has begun and the planning 
permission has been implemented.  As to date no objections have been raised from 
consultees about impact of the proposal on matters such as highway safety, 
drainage, contaminated land, coal mining, or the environment in general.  Indeed, 
this part of the site has already been remediated and the variation of the 
contamination condition is therefore acceptable. It is therefore considered that, in this 
instance, and under the circumstances of the application the rewording of the 
planning conditions would be reasonable and necessary in the interests of the future 
delivery of the development.  

Furthermore the revised wording is such that it would ensure that the conditions 
would remain pre-commencement in nature and would not effect the wider 
requirements of what is needed to be submitted prior to the remainder of the site 
being developed.

In respect of condition 11, the applicant has submitted a letter by their ecological 
advisors, TEP to demonstrate that Japanese knotweed is not present on the site and 
thus condition 11 is not necessary. Consultation responses are awaited from the 
relevant consultees in respect of the applicant’s report. Condition 36 requires the 
approved dwellings to achieve a minimum of Level 3 of the Code for Sustainable 
Homes.  However the Code for Sustainable Homes was withdrawn following a 
written ministerial statement in March 2015 and this planning condition is therefore 
not capable of being complied with and is thus no longer necessary. As such, subject 
to positive consultation responses from the Council’s consultees in respect of the 



Japanese Knotweed, the deletion of these two planning conditions is reasonable and 
would cause no material harm. 

Notwithstanding the above, in the interests of precision conditions 32, 33, 34 and 35, 
will also be amalgamated into one condition as these all seek to remove permitted 
development rights for various forms of development on the site.

The previously approved planning application was subject to the completion of a 
planning obligation under section 106 of the Town and Country Planning Act 1990 
(as amended) in order to secure a number of financial contributions in respect of 
education, highway improvements, public open space and tourism related works. 
The requirements of this planning obligation will not change, however as this 
proposal would create a new planning permission, it will need to be subject to a deed 
of variation to bind it to this planning application number (17/01188/VRCON).  

RECOMMENDATION

For the reasons provided above it is therefore recommended that the committee 
resolves to GRANT planning permission subject to a deed of variation to link the 
application with the original planning obligation under section 106 of the Town and 
Country Planning Act 1990 (as amended).

That the Head of Planning be authorised to issue the decision notice upon resolution 
of the above subject to the following conditions:-

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

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

2. This permission relates to the following plans:- 

- SKL245 – PL01 Rev I – Planning Layout
- Landscaping Masterplan – DFD/LITT/L1 Rev B
- Landscaping Masterplan – Enlarged Area DFD/LITT/L2 Rev A
- Landscaping Masterplan – Enlarged Area DFD/LITT/L2 Rev A
-          Littleborough LEAP Play Space dated 19th August 2011
- Standard Details Timber Post and Rail Fence – NSD9103 and NSD 

9105
-          Standard Detail Metal Railing Detail RSD 9202
- Typical Close Boarded Fences Types A to D – RSD 9102 Rev B
- Typical Brick Wall Details Types 1, 2, 3 and 4 – RSD 9001 
- Amended House Types (13 House Types):

- Ashbourne (978) – Littleborough
- Batherm (1430)
- Cam(1216) – Littleborough
- Dunham (1169) – Littleborough
- Foss (1016) – Littleborough



- Garage Types – Littleborough
- Hamble (1398) – Littleborough
- LIFE-3B5P(86) 
- Longford (893) – Littleborough
- Tatton (1071) – Littleborough
- Walcot (1245) – Littleborough
- Walkham (1317) – Littleborough
- Winster (1190) - Littleborough

- Drawing CBO-0012-003-Potential Ghost Island Junction
- REFA – Slope Stability Sections – 11062/03/03
- REFA – Slope Stability Sections – 11062/03/02
- REFA Drainage Feasibility 1 of 2 – 11062/01/1 Rev A 
- REFA Drainage Feasibility 2 of 2  - 11062/01/2 Rev A
 - REFA – Site Sections – Sheets 1-8
- REFA – Site Sections – Retaining Wall 11062/05/11
- REFA – Site Sections – Retaining Wall  11062/05/12
- Street Scenes SKL245: PL03 Rev B dated 13th April 2012
- Colour Street Scene – SKL245 – PL02 Rev E dated 8th April 2013
- Location Plan – D5060.Des.AKZONobel.001
- Material Start on Site: Proposed General Arrangement – 

D5060.Des.AKZONobel.003
- Construction Details – D5060.Des.AKZONobel.004
- Construction Method Plan – D5060.Des.AKZONobel.005

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, the saved policies in the Adopted Rochdale Unitary 
Development Plan and the National Planning Policy Framework.

3. The developer shall notify the Local Planning Authority of the date that above 
ground works associated with the construction of the dwellings on the site first 
take place.

Reason: In order that the Local Planning Authority can effectively monitor and 
control development taking place within the site under the terms of the 
planning conditions of this planning permission.

4. The site shall be remediated in full accordance with the recommendations 
contained in the Remediation Statement submitted by Woodford Remediation 
dated April 2008, except as set out in the subsequently submitted letter 
prepared by Celtic Technologies Limited dated 21st October 2011 and no 
other form of development shall take place within any part of the site, other 
than the works shown in the plans referenced D5060.Des.AKZONobel.003, 
D5060.Des.AKZONobel.004 and D5060.Des.AKZONobel.005 until such time 
as the approved remediation scheme has been implemented in full across the 
whole site.  There shall be no variation of the approved remediation scheme.



A validation report shall be submitted to and approved in writing by the Local 
Planning Authority on completion of the approved remediation works.  The 
validation report shall also include all monitoring and validation records, and 
evidence verifying the satisfactory installation of the remedial measures and 
effectiveness of the remediation carried out.

In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported in 
writing immediately to the Local Planning Authority. An investigation and risk 
assessment must be undertaken and where further remediation is necessary 
a remediation scheme shall be prepared and submitted to and approved in 
writing by the Local Planning Authority. Following completion of measures 
identified in such an approved remediation scheme a further validation report 
shall be prepared. The validation report shall also include all monitoring and 
validation records, and evidence verifying the satisfactory installation of the 
remedial measures and effectiveness of the remediation carried out.

Reason:  To ensure the site is fully remediated to support the safe 
development and occupancy of the site in accordance with policies P2, G6 
and G7 and the Adopted Rochdale Core Strategy and the National Planning 
Policy Framework.

5. With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a scheme 
for the installation of gas protection measures to be fully incorporated into the 
design and construction of all the dwellings within the development has been 
submitted to and approved in writing by the Local Planning Authority.  The 
development shall thereafter be completed in full accordance with the 
approved details and the approved gas protection measures retained in 
perpetuity thereafter.

Reason: The development site may be subject to landfill gas migration and 
precautionary measures are required at this stage to protect against possible 
hazard in accordance with policies P2, G6 and G7 and the Adopted Rochdale 
Core Strategy and the National Planning Policy Framework.

6. With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a phasing 
plan for the development of the site has been submitted to and approved in 
writing by the Local Planning Authority.  The phasing plan shall set out:-

(i) the anticipated order of the development of the various residential areas of the 
site and the access roads to serve them;

(ii) the anticipated times when the various areas of public open space, the 
undeveloped zone alongside the canal and the other areas of landscaped 
public amenity areas are to be drained, formed/laid out and landscaped within 
the site;



(iii) the anticipated timing of the installation of the equipped children's' play area, 
(the LEAP), within the public open space;

(iv) the anticipated timing of when the various footpath links within and across the 
site are to be formed and made available for use; 

(v) the location of the proposed contractor's site compound(s) within the site.  

The duly approved phasing plan shall then be implemented in full accordance 
with the approved details.  

Reason: To ensure that the areas of public open space, including its equipped 
children's play facilities are provided on the site at appropriate times in the 
development of this site and commensurately with the occupation of the 
dwellings, in accordance with the principles of Policy G6 of the Adopted 
Rochdale Core Strategy.

7. Notwithstanding any description of materials in the application and the 
requirements of Condition 2 of this permission no development, other than the 
works shown in the plans referenced D5060.Des.AKZONobel.003, 
D5060.Des.AKZONobel.004 and D5060.Des.AKZONobel.005, shall take 
place until samples or full details of all 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 Policy P3 of the Adopted Rochdale Core Strategy.

8. With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a detailed 
scheme of measures to prevent harm being caused to the canal during the 
entirety of construction of the development hereby approved, has been 
submitted to and approved in writing by the Local Planning Authority, in 
consultation with the Greater Manchester Ecological Unit and Natural 
England. The scheme of measures, which should be known as the 
Construction-Phase Ecological Protection Plan, shall be adhered to by the 
developers and all of their contractors and sub-contractors working on the site 
throughout the entire development project. The Construction-Phase 
Ecological Protection Plan shall be monitored and implemented throughout 
the remediation and construction period by an Ecological Clerk of Works, the 
identity of whom shall be first agreed in writing with the Local Planning 
Authority.

Reason: In order to safeguard the ecological value of the canal, which is 
designated as a Special Area of Conservation, (SAC) and also a Site of 
Special Scientific Interest, (SSSI). The condition is therefore required to 
satisfy the requirements of policies E5, G6, G7 and G9 of the Adopted 
Rochdale Core Strategy.



9. Within six months of above ground works, other than the works shown in the 
plans referenced D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 
and D5060.Des.AKZONobel.005, first taking place on site a detailed 
landscaping scheme for the area of the site between the canal bank and plots 
1, 12-16, 100-109, 126-130 and 172-174 shall be submitted to and approved 
in writing by the Local Planning Authority. Such a scheme shall make specific 
provision for appropriate climbing shrubs and plants within or next to the 
retaining structures/stone gabion retaining walls that are required to support 
the revised, raised ground levels on this part of the application site. The 
scheme shall also include details of type, planting distances and the 
programme of planting of trees and shrubs.  The scheme of planting, as 
approved shall be carried out within the first planting season following the 
construction of these dwellings, unless the Local Planning Authority agrees to 
the contrary in writing. Any trees or shrubs removed, dying, being severely 
damaged or becoming seriously diseased within three years of planting shall 
be replaced by trees or shrubs of similar size and species to those originally 
required to be planted.

 
Reason:  In order to achieve a satisfactory level of landscaping within this part 
of the site, where the ground levels are intended to be significantly raised 
above the canal, in the interests of the visual amenities of the canal corridor 
and the general area, in accordance with policies C1, C3, DM1, E5, G6, G7 
and P3 of the Adopted Rochdale Core Strategy.

10.With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a scheme 
has been submitted to and approved in writing by the Local Planning Authority 
for monitoring the presence of the protected species Luronium natans, 
(floating water plantain), and the physical environmental factors that may 
affect the growth of the plant in the canal alongside the boundary of the 
application site. The agreed scheme of monitoring shall be implemented in full 
for the period of construction works and for a five year period after all building 
works have been completed within 20 metres of the canal. If that scheme 
indicates that the Luronium natans has not expanded into the improved areas 
of the canal within that five year period, then further measures for securing 
such an expansion of the species shall carried out by the applicant in 
accordance with a detailed scheme that shall be submitted to and approved in 
writing by the Local Planning Authority.  

Reason: To ensure that the potential for this protected species to expand its 
population is not compromised, in accordance with policies G6 and G7 of the 
Adopted Rochdale Core Strategy.

11.With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a scheme 
for the external lighting of those areas of the site within 20m of the Rochdale 
Canal to be illuminated during the construction phase of the development has 
been submitted to and approved in writing by the Local Planning Authority. 



The lighting shall be installed in full accordance with the approved scheme 
and shall be removed as soon as is reasonably practicable following the 
completion of development within the 20m buffer. Any variation to the scheme 
shall first be agreed in writing by the Local Planning Authority. 

Reason: In order to safeguard the ecological value of the Rochdale Canal, 
which is designated as a Special Area of Conservation, (SAC) and also a Site 
of Special Scientific Interest, (SSSI) and particularly to avoid harm being 
caused to the possible habitat of Daubentons bats, which may forage along 
the canal corridor and in accordance with policies G6 and G7 of the Adopted 
Rochdale Core Strategy.

12.With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003 and D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a Safety 
Audit of the junctions of the proposed site accesses onto Hollingworth Road 
has been submitted to and approved in writing by the Local Planning 
Authority. Any measures informed by recommendations within the Safety 
Audit shall be implemented in full accordance with details and a timescale to 
be submitted to and approved in writing by the Local Planning Authority. The 
implemented measures shall thereafter be retained.

Reason:  In the interests of highway safety, in accordance with policies C1, 
C3, DM1, P3 and T2 of the Adopted Rochdale Core Strategy.

13.With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a detailed 
scheme for the design, construction and drainage of the new accesses and 
estate roads (including footways and turning heads) has been submitted to 
and approved in writing by the Local Planning Authority.   Before any of the 
dwellings are first occupied, the proposed vehicular accesses, driveways, and 
turning area serving that dwelling shall have been constructed, laid out, 
surfaced and drained in accordance with specification details that have first 
been submitted to and approved in writing by the Local Planning Authority.

Reason:  In the interests of highways safety, in accordance with policies C1, 
C3,DM1, P3 and T2 of the Adopted Rochdale Core Strategy.

14.With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a 
Construction Method Statement has been submitted to, and approved in 
writing by, the Local Planning Authority. The approved Statement shall be 
adhered to throughout the construction period. The Statement shall provide 
for:

i) the hours of construction working
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 fencing
vi) wheel washing facilities
vii) measures to control the emission of dust and dirt during construction
viii) a scheme for recycling/disposing of waste resulting from construction 
works
ix) Suitable measures to be taken to ensure site spillages and pollutants are 
not able to enter the conduit and adversely affect the quality of water 
discharged to Rochdale Canal.

Reason:  In the interests of highways safety and to prevent pollution of the 
water environment, in accordance with policies C1, C3, DM1, E5, T2, G6, G7, 
G8, G9 and P3 of the Adopted Rochdale Core Strategy.

15.Visibility splays of 4.5 metres by 90 metres shall be provided at the junctions 
of Hollingworth Road with the two new access points to the site and the area 
of land falling within the duly approved visibility splays at the junctions 
between the new estate roads and Hollingworth Road shall be kept clear of all 
obstructions in excess of 1 metre in height.

Reason: In the interests of highway safety in accordance with policies C1, C3, 
DM1, T2 and P3 of the Adopted Rochdale Core Strategy.

16.With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a scheme 
of highway works to secure waiting restrictions along:-
(i) The western side of Hollingworth Road in front of plots 1-6, 38-42 and 

53-55; and
(ii) Both sides of the two access roads leading into the site from 

Hollingworth Road for a distance of 20m into the site.

has been submitted to and approved in writing by the Local Planning 
Authority.  The approved scheme shall thereafter be fully implemented before 
any of the dwellings hereby approved on the site are first occupied and shall 
thereafter be retained. 

Reason: In the interests of highway safety in accordance with policies T2 and 
P3 of the Adopted Rochdale Core Strategy.

17.All roads within the site shall be constructed to include a 'traffic calming' 
scheme designed to create a self-enforcing 20 miles per hour zone, the 
details of which shall have first been submitted to and approved in writing by 
the Local Planning Authority.  The approved scheme shall be implemented in 
accordance with a programme of works that shall have first been approved in 
writing by the Local Planning Authority.

Reason: In the interests of highway safety and in accordance with T2 and P3 
of the Adopted Rochdale Core Strategy.



18.With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003 ,D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no above ground works shall take place on site 
until the proposed re-aligned sections of footway along the frontage of the site 
to Hollingworth Road have been constructed in accordance with details to 
have first been submitted to and approved in writing by the Local Planning 
Authority.  Development shall be carried out in accordance with the approved 
details and retained as such thereafter. 

Reason: For the avoidance of doubt and in the interests of highway safety, in 
accordance with policies T2 and P3 of the Adopted Rochdale Core Strategy.

19.Notwithstanding the details shown on the approved site layout plan, (Planning 
Layout, drawing No. SKL245:PL01, Revision I), a direct footpath link shall be 
formed across the site between the south western corner of the "Farfield" area 
of public amenity open space and the internal access road serving plot 12, in 
the position marked as "Nominal footpath dependent on levels" on that plan. 
The precise route/alignment, gradients and surface treatment of that footpath 
link, (including details of the means of access through the site boundary 
fencing adjacent to the "Farfield" land), shall be agreed as part of a detailed 
scheme of works that shall be submitted to and approved in writing by the 
Local Planning Authority within six months of above ground works for the 
construction of the dwellings first taking place on site. The agreed scheme of 
works for the footpath link shall be completed prior to first occupation of any of 
the dwellings on plots 12-16 inclusive and shall be retained in place and kept 
open for use by the general public thereafter.   

Reason: To secure a legible, direct and convenient route for pedestrians to 
cross the site from Hollingworth Road, via the "Farfield" land area of public 
amenity open space, to and from the Brown Bank Bridge over the Rochdale 
Canal. The condition is therefore required in accordance with policies G6, G7, 
T2 and P3 of the Adopted Rochdale Core Strategy and saved policies LT/7, 
RE/6, RE/7 of the Council's Unitary Development Plan.      

20.Before any above ground construction works take place on any of the 
dwellings on plots 172 -174, a scheme of works for the provision of a lockable 
vehicular access gate and a suitable 'K' barrier feature, (or similar), across the 
end of the access road serving those three dwellings, shall be submitted to 
and approved in writing by the Local Planning Authority. Such a scheme shall 
also include details of how the use of the lockable vehicle gate shall be 
managed in the future to secure access to the land along the opposite side of 
the canal, between it and the railway line, as edged in blue on the approved 
plan, Location Plan, drawing No.SKL245:LP). The duly approved scheme of 
works shall be implemented on site before any of these dwellings are first 
occupied, retained in place and future management arrangements secured 
thereafter. 

Reason: No such information was submitted as part of the application, for the 
avoidance of doubt and in the interests of highway safety and local residential 



amenity, in accordance with policies G6, G7, T2 and P3 of the Adopted 
Rochdale Core Strategy.

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

Reason: To encourage people to use more sustainable modes of transport 
other than the motor car, in accordance with Policy T2 of the Adopted 
Rochdale Core Strategy.

22.Within six months of above ground works associated with the construction of 
the dwellings first taking place, a scheme for the details of the construction, 
surface treatment, drainage and gating of the vehicular access point to serve 
the area of public open space/events area, as marked on the approved plan, 
(Planning Layout, drawing No. SKL245:PL01), shall be submitted to and 
approved in writing by the Local Planning Authority. The agreed scheme of 
works shall be implemented in accordance with the phasing plan agreed 
under the terms of condition 6 of this planning permission.

Reason: No such information was submitted as part of the application, for the 
avoidance of doubt and in the interests of highway safety and the future uses 
of this area of the site, in accordance with policies T2, G6, G7 and P3 of the 
Adopted Rochdale Core Strategy.

23.With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a detailed 
scheme for the surface water drainage of the site, based on sustainable 
drainage principles, and to include any necessary off site works, has been 
submitted to and approved in writing by the Local Planning Authority. The 
scheme shall include the following:

(i) The scheme shall make provision for the total surface water run off rate 
to be limited to 31 litres per second and also for on-site attenuation storage;
(ii) Details of volumetric run-off control as per CIRIA SUDS Manual C697, 
with the rate set as Qbar if no infiltration is provided;
(iii) Details of exceedence event up to a 1 in 100 year period including 
climate change allowance;
(iv) Details of how the scheme shall be maintained and managed after its 
installation and completion on the site
(v) Details of the easement associated with the culvert.  The approved 
scheme shall be constructed and completed in accordance with the approved 



details to ensure that the properties on plots 17, 30, 31, 33, 47, 60, 62, 63, 64, 
65, 66 and 67 will not affect the culvert integrity by placing additional loading.

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

The scheme of works shall subsequently be implemented in accordance with 
the approved details as the development is undertaken on the site and 
retained as such thereafter.

Reason: To prevent the increased risk of flooding, improve and protect water 
quality and to ensure the future maintenance of the surface water drainage 
system, in accordance with policies C1, C3, DM1, G8, P3 of the Adopted 
Rochdale Core Strategy and  saved policies EM/7 and EM/8 of the Unitary 
Development Plan.

24.With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a detailed 
scheme for the disposal of foul water drainage, including details of any off-site 
works, has been submitted to and approved in writing by the Local Planning 
Authority. This site shall be drained on a separate system, with only foul 
drainage connected into the foul sewer. The scheme shall be fully 
implemented and subsequently maintained in accordance with the approved 
timing arrangements and details within it.

Reason: To prevent the increased risk of flooding, to improve and protect 
water quality and to ensure the future maintenance of the surface water 
drainage system, in accordance with policies C1, C3, DM1 and P3 of the 
Adopted Rochdale Core Strategy and saved policies EM/7 and EM/8 of the 
Unitary Development Plan.

25.With exception to the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 no development shall take place until a Habitat 
and Surface Water Management Plan has been submitted to and approved in 
writing by the Local Planning Authority, in consultation with the Greater 
Manchester Ecological Unit and Natural England. The Plan shall cover the 
following matters:-

(a) canal bank management, including any existing tree felling/vegetation 
clearance and the control of the height of trees and shrub planting within 5m 
of the canal bank;
(b) measures to ensure that no potentially contaminated waters reach the 
canal;
(c) measures to restrict/control future access to the canal bank by the 
general public;
(d) boundary and fencing management.



The agreed measures/actions in the Plan shall be implemented in full 
accordance with the approved details and maintained as such thereafter.

Reason: In order to prevent future excessive shading of the water in the canal 
and to safeguard the ecological value of the canal, which is designated as a 
Special Area of Conservation, (SAC) and also a Site of Special Scientific 
Interest, (SSSI). The condition is therefore required to satisfy the 
requirements of policies C1, C3, DM1, E5, G6, G7, G8, G9 of the Adopted 
Rochdale Core Strategy and saved policies LT/7, EM/7, EM/8 of the Council's 
Unitary Development Plan.

26.The landscaping scheme shown on the approved plans, (drawing Nos.  
Landscaping Masterplan, dwng No.DFD/LITT/L1 Rev B, Landscape 
Masterplan, enlarged area, (centre open space), dwng No.DFD/LITT/L2 Rev 
A Landscape Masterplan, enlarged area, (housing area) dwng 
No.DFD/LITT/L2 Rev A shall be carried out no later than during the first 
planting season following the substantial completion of the development. Any 
trees or shrubs removed, dying, being severely damaged or becoming 
seriously diseased within three years of planting, shall be replaced by trees or 
shrubs of similar size and species to those originally required to be planted. 
The areas which are landscaped shall be retained as landscaped areas 
thereafter. 

Reason: In order to achieve a satisfactory level of landscaping in the interests 
of the amenities of the area in accordance with Policy P3 of the Adopted 
Rochdale Core Strategy.

27.Within six months of development first taking place, other than the works 
shown in the plans referenced D5060.Des.AKZONobel.003, 
D5060.Des.AKZONobel.004 and D5060.Des.AKZONobel.005, a landscaping 
scheme for augmenting and extending the existing line of hedgerow alongside 
the boundary of the site shared with Hollingworth Road shall be submitted to 
and approved in writing by the Local Planning Authority. Such a scheme shall 
include details of the type, species, siting, planting distances and the 
programme of planting of trees and shrubs. The scheme of planting, as 
approved, shall be carried out no later than during the first planting season 
after the development is substantially completed and the areas which are 
landscaped shall be retained as landscaped areas thereafter. Any trees, 
shrubs or other hedgerow plants removed, dying, being severely damaged or 
becoming seriously diseased within three years of planting shall be replaced 
by trees or shrubs of similar size and species to those originally required to be 
planted.

Reason: In order to achieve a satisfactory level of landscaping in the interests 
of the amenities of the area in accordance with Policy P3 of the Adopted 
Rochdale Core Strategy.

28.Within six months of above ground works first taking place, other than the 
works shown in the plans referenced D5060.Des.AKZONobel.003, 
D5060.Des.AKZONobel.004 and D5060.Des.AKZONobel.005, and 



notwithstanding the details shown on the approved plans, a revised and 
detailed scheme for the details of the proposed Locally Equipped Area of 
Play, (LEAP), and for the layout of new hard surfaced footpaths the within the 
area of public open space, and the proposed improvements to the existing 
public footpath, (reference RoW:LitFp 424), across the site, shall be submitted 
to and approved in writing by the Local Planning Authority. The duly approved 
scheme of works shall be implemented on site in accordance with the phasing 
plan agreed under condition 6 of this approval and maintained thereafter.

Reason: To ensure that the areas of public open space, including its equipped 
children's play facilities and the new footpaths across the  site are provided at 
appropriate times in the development of this site and commensurately with the 
occupation of the dwellings, in accordance with the principles of Policy G6 of 
the Adopted Rochdale Core Strategy.

29.Within six months of above ground works first taking place on the site, other 
than for the works shown in the plans referenced 
D5060.Des.AKZONobel.003, D5060.Des.AKZONobel.004 and 
D5060.Des.AKZONobel.005 a scheme for the land drainage and any 
necessary land re-levelling/re-grading of the area of public open space and 
events area, to include re-surfacing, shall be submitted to and approved in 
writing by the Local Planning Authority. The agreed scheme of works shall be 
carried out in accordance with the phasing plan agreed under condition 6 of 
this permission and maintained thereafter.

Reason:  To ensure that these areas of the site are formed to an adequate 
standard for the intended future recreational use and maintained thereafter. 
The condition is necessary to satisfy policies C1, C3, DM1, G6, G7 of the 
Adopted Rochdale Core Strategy and saved policy RE/6 of the Council's 
Unitary Development Plan.

30.Within six months of above ground works to construct any of the houses on 
the site first taking place, a strategy for the future use, maintenance and 
management of the area of public open space marked as "events area" on the 
approved plan, (Planning Layout, Drawing No. SKL245:PL01 REVI), shall be 
submitted to and agreed in writing with the Local Planning Authority. The 
agreed strategy shall be duly implemented and followed for this area of the 
site thereafter.

Reason: No such details were submitted as part of the application, for the 
avoidance of doubt and to secure the satisfactory future treatment of this area 
of the site, in accordance with policies G6 and P3 of the Adopted Rochdale 
Core Strategy and saved policy RE/7 of the Council's Unitary Development 
Plan.

31.Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (as amended) or any subsequent or 
equivalent Order revoking or re-enacting that Order, no buildings or other 
structures shall be erected within the front or side garden areas of the houses 
on plots 60, 61, 62 or 63. No gate, fence, wall or other means of enclosure 



shall be erected alongside the rear or side garden boundaries of the dwellings 
on plots 100, 102-107 or 109, or to the front elevations of any of the dwellings 
on plots 1-6, 38-42 or 53-55 and Hollingworth Road, and no integral 
garages/drive-through garages at the houses on plots 3, 42, 22, 92, 96, 97 or 
128 shall be converted into additional living accommodation.

Reason: In the interests of the visual amenities of the area and canal corridor, 
highway safety and to safeguard the risk to the structural integrity of the water 
feeder culvert from Hollingworth Lake to the canal. The condition is therefore 
necessary in order to satisfy policies E5, G6, G8, P3, T2 of the Adopted 
Rochdale Core Strategy and saved policies EM/7, EM/8 and LT/7 of the 
Rochdale Unitary Development Plan.

Notes for applicant

The proposed development lies within a coal mining area which may contain 
unrecorded mining related hazards. If any coal mining feature is encountered during 
development, this should be reported to The Coal Authority. Any intrusive activities 
which disturb or enter any coal seams, coal mine workings or coal mine entries 
(shafts and adits) requires the prior written permission of The Coal Authority.  
Property specific summary information on coal mining can be obtained from The 
Coal Authority Property Search Service on 0845 762 6848 or at 
www.groundstability.com. 

http://www.groundstability.com/

