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DELEGATION

1.1 The application is before the Planning and Licensing Committee as the 
proposal represents a significant departure from saved UDP policy D/5 
‘Infilling at Major Existing Developed sites in the Green Belt’

PROPOSAL SUMMARY

2.1 Outline planning permission (including means of access) for residential    
development and demolition of the existing buildings.

RECOMMENDATION

3.1 GRANT planning permission subject to the completion of a S106 agreement 
to secure a contribution of £125,000 towards improving the facilities at 
Hollingworth Lake Country Park. 

REASON FOR RECOMMENDATION

4.1

4.2

4.3

4.4

The loss of this employment site is acceptable in principle, given the condition 
of the buildings, the unsuitable means of access for HGVs and that the 
redevelopment of the site will support the growth of the previous business 
within the borough.  The proposed residential development would bring social 
and economic benefits in terms of making a contribution to new housing 
provision, and the provision of low density residential development complies 
with the Council’s aspirations for the north of the borough.

The proposal would not constitute inappropriate development in the Green 
Belt and would not have a greater impact on its openness than the existing 
development. In addition, there would be no significant harm to the character 
and appearance of the surrounding area. Indeed, there would be significant 
improvements in the appearance of the site, which weighs in favour of its 
environmental sustainability. 

However, the site does not lie within realistic walking distance of public 
transport services and the future residents of the proposal would likely use 
private transport to access jobs, schools and services, detracting from the 
environmental and social sustainability of the proposal. The lack of 
contributions towards affordable housing and education provision, and the 
reduced open space contribution of £125,000 towards improvements at 
Hollingworth Lake Country Park, further detract from the sustainability of the 
proposed scheme.  

In summary, it is considered that, on balance, the proposal comprises 
sustainable development and generally accords with relevant local policy and 
the National Planning Policy Framework. The adverse impacts of the proposal 
do not significantly and demonstrably outweigh the benefits and therefore, it is 
recommended that planning permission is granted for the proposed 
development.



SITE

The Sladen Mill site comprises a broadly rectangular parcel of previously developed 
land of circa 1.4ha and contains a range of vacant industrial/commercial buildings, 
external hard standings and circulation areas, car parking and access roads.  The 
site was previously occupied site by Alderburgh who manufactured plastic sheets 
and injected moulded parts.  The buildings provided about 60,000 sq.ft. of covered 
space and about 12,000 sq.ft. of walled space without a roof.

The site lies within a narrow valley and is not therefore particularly visible or 
prominent from medium and longer distance views.  Levels along the eastern 
boundary are in range of 173m AOD-180m AOD and levels along the western 
boundary are in the range of 163mAOD to 169m AOD. In general the site steeply 
falls towards Greenvale Brook which flows along the western border and more 
gradually in a northern direction. The site is bordered by a canal drain along its 
eastern boundary, which is the responsibility of the Canal & River Trust.  To the 
north lies wooded area containing a series of lagoons that would have historically 
served for the purposes of filtering wastewater from the mill. 
 
The site is accessed via an unadopted road off the A58 Halifax Road.  The access 
road is of varying widths and is restricted to single file traffic along some sections.  
The access is a continuous Right of Way.  

There are a number of isolated dwellings within the vicinity of the site with the closest 
being Lightowlers Farm, which lies some 150m to the west.  

The site lies within the Green Belt and it is situated some 2km from the centre of 
Littleborough.  The site is designated under saved UDP policy D/5 ‘Infilling at Major 
Existing Developed Sites in the Green Belt’.

PROPOSAL

The outline planning application seeks to establish the principle of residential 
development and the means of access to the site. All detailed design matters (layout, 
scale, appearance and landscaping) are reserved for future consideration.

Access to the site is proposed via the existing lane which extends from Halifax Road. 
Whilst no longer a mandatory requirement, an indicative layout drawing has been 
submitted. The drawing illustrates that the existing access into the site from Halifax 
Road would be used and a new road would extend from it through the site running 
parallel with the Greenvale Brook.  Several groups of houses would lie in between 
the new internal access road and the existing road which adjoins the eastern 
boundary of the site.  A group of apartments would lie towards the eastern boundary 
and would be accessed from the existing road.  

On the basis of the indicative layout drawing it is likely that the site can 
accommodate approximately 35 units (the indicative plan shows 23 houses and 12 
apartments).  It will be for a subsequent application for approval of reserved matters 
to propose and justify the detailed layout and design in the context of the site and its 
location.



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. 

Adopted Rochdale Core Strategy (CS):

The Core Strategy was formally adopted by the Council on 19th October 2016 and 
partially replaces the 2006 Unitary Development Plan. The following policies are 
relevant: 

SD1 Delivering sustainable development 
DM1 General development requirements 
DM2  Delivering planning contributions and infrastructure 

SO1 To deliver a more prosperous economy 
E2 Increasing jobs and prosperity 

SO2 Creating successful and healthy communities
C1 Delivering the right amount of housing in the right places
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

SO3 Improving design, image and quality of place
P1 Improving image
P2 Protecting and enhancing character, landscape and heritage
P3 Improving design of new development

SO4 Promoting a greener environment
G1 Tackling and adapting to climate change
G4 Protecting Green belt 
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

SO5 Improving accessibility and delivering sustainable transport
T2 Improving accessibility

Rochdale Unitary Development Plan (UDP): 



A number of policies contained within the Unitary Development Plan have been 
saved following the adoption of the Core Strategy. The following saved policies are 
relevant:

G/D/2 Green Belt 
D/5 Redevelopment and Regeneration of Major, existing and developed 

sites in the Green Belt for other purposes 
EM/7 Development and Flood Risk
EM/8 Protection of Surface and Ground Water 

Supplementary Planning Documents (SPD):

- Affordable Housing (March 2008)
- Guidelines and Standards for Residential Development (June 2016)
- Oldham and Rochdale Residential Design Guide (September 2007)
- Provision of Recreational Open Space in New Housing (March 2008) 

[Updated January 2017]
- Biodiversity and Development (March 2008) 

RELEVANT PLANNING HISTORY

02/D41039 – Single storey extension to existing offices.  Approved 

14/00179 – Application for prior approval for the demolition of an existing building.  
Approved.  

CONSULTATION RESPONSES

Canal & River Trust: - Comment that the site is bordered by a canal drain along its 
eastern boundary, which is the responsibility of the Canal & River Trust, and a 
watercourse to its western boundary which, whilst not the responsibility of the Trust, 
does provide a feed into the Rochdale Canal. No objections are raised and it is 
advised that the following conditions are imposed: - .

 No development shall take place until a method statement detailing all 
proposed earthmoving, and construction works (including the design and 
means of construction of foundations) has first been submitted to and 
approved in writing by the Local Planning Authority. The development shall 
thereafter only be carried out in accordance with the approved method 
statement.

 The Trust notes the identified presence of Knotweed on the site, and the 
applicant should be required to eradicate this and take appropriate measures 
to ensure that it does not spread.

 The applicants Phase 1 desk study concludes that a further comprehensive 
investigation is required to quantify risk and determine any remedial 
requirements. The Trust would agree with such a recommendation which it 
considers should be secured by means of a pre-commencement condition.

Coal Authority: I have reviewed the proposals and confirm that the application site 
falls within the defined Development High Risk Area; therefore within the application 



site and surrounding area there are coal mining features and hazards which need to 
be considered in relation to the determination of this planning application.

The Coal Authority concurs with the recommendations of the Coal Mining Risk 
Assessment in the Desk Study Assessment Report; that coal mining legacy 
potentially poses a risk to the proposed development. Consequently The Coal 
Authority considers that intrusive site investigation works should be undertaken prior 
to development in order to establish the exact situation regarding coal mining legacy 
issues on the site.

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

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

A condition should therefore require prior to the submission of the reserved matters:

 The submission of a scheme of intrusive site investigations for the mine 
entries for approval;

 The submission of a scheme of intrusive site investigations for the shallow 
coal workings for approval;

 The undertaking of both of those schemes of intrusive site investigations;
 As part of the reserved matters application the submission of a report of 

findings arising from both of the intrusive site investigations;
 As part of the reserved matters application the submission of a layout plan 

which identifies appropriate zones of influence for the mine entries on site, 
and the definition of suitable ‘no-build’ zones;

 As part of the reserved matters application the submission of a scheme of 
treatment for the mine entries on site for approval;

 As part of the reserved matters application the submission of a scheme of 
remedial works for the shallow coal workings for approval; and

 Implementation of those remedial works.

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

Conservation and Design: - No comments on this application from a building 
conservation point of view as Sladen Mill is not listed, is not in a conservation area 
and I do not consider the proposal to affect the setting of any listed buildings.

Drainage/Lead Local Flood Authority: No objections if guidance regarding 
sustainable development drainage is incorporated into the Applicant’s Drainage 
Proposals. It is advised that the development should achieve a 50% reduction in the 
flow rate should be adopted to establish the future offsite flow discharge rate to 



Greenvale Brook.  In addition the development should aim to achieve at least 50% 
attenuation of the site’s surface water peak runoff flow rate for a 1 in 100 year storm 
return period. A sustainable drainage system will be required at the detailed planning 
application stage.

Environment Agency: No objection. Comment that further works are required to 
assess the risk posed to controlled waters and conditions therefore recommended 
requiring a contamination risk assessment to be submitted, a site investigation, a 
remediation scheme and a verification report on completion. 
  
Greater Manchester Fire and Rescue Service: Comment that: 

 The Fire Service requires vehicular access for a fire appliance to within 45m 
of all points within the dwellings. 

 The access road should be a minimum width of 4.5m and capable of carrying 
12.5 tonnes. Additionally if the access road is more than 20m long a turning 
circle, hammerhead, or other turning point for fire appliances will be required. 
The maximum length of any cul-de-sac network should be 250 m.

 There should be a suitable fire hydrant within 165m of the furthest dwelling.
 The Fire Service strongly supports the installation of domestic sprinkler 

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

Greater Manchester Archaeological Advisory Service: - Raise no objections 
subject to a condition which requires the submission of a Written Scheme of 
Investigation. 

Greater Manchester Ecology Unit: Raise no objections and the following 
comments have been made: 

Bats

The submitted survey revealed a small numbers of common pipistrelle bats were 
seen to emerge from one of the buildings (known as building 4). Also Building 4 was 
found to support a small roost. Consequently for any works that will disturb or result 
in the permanent loss of the roost to proceed lawfully a derogation from the 
provisions of the Habitats Directive in the form of a mitigation licence from Natural 
England will be required.

It is possible to obtain licences for activities affecting bats that would otherwise be in 
breach of the law. In the case of development works (including building demolition) a 
licence can be issued under Section 39 of the Conservation of Habitats and Species 
Regulations 2010. Strict tests must be satisfied before Natural England will agree to 
issue such a licence. These tests are –

 That the development is to preserve public health or public safety or other 
imperative reasons of overriding public interest, including those of  a social or 
economic nature and beneficial consequences of primary importance for the 
environme.



  That there is no satisfactory alternative
 That the issue of a licence will not be detrimental to the maintenance of the 

population of the species concerned at a favourable conservation status in 
their natural range.

The first two tests outlined above, are land use planning tests and should be 
considered by the Local Planning Authority.

It is our opinion that the roost at Sladen Mill is of low conservation significance and 
therefore will not be detrimental to the maintenance of the population in Rochdale. 
However, prior to development commencing a detailed method statement would 
need to be prepared and a mitigation licence obtained from Natural England.  We 
would therefore recommend that the Mitigation and Mitigation Strategy outlined in 
the report be implemented in full and a condition to this effect be attached to any 
permission, if granted.

Birds
The trees, scrub and buildings 2 and 4 have the potential to support nesting birds. 
We would therefore recommend that demolition works and all works to trees and 
scrub, including site clearance, should not be undertaken in the main bird breeding 
season (March to July inclusive), unless nesting birds have been found to be absent, 
by a suitably qualified person.  

Hedgehogs

The contiguous habitat surrounding the site has been identified as offering possible 
foraging/commuting potential for hedgehogs.   In order to minimise the impacts on 
hedgehogs and any other mammal species, a number of precautionary measures 
are recommended, these include:

 Should any trenches or excavations be required, an escape route for animals 
that enter the excavation must be provided, especially if left open overnight.  
Ramps should be no greater that 45 degrees in angle.  Ideally any holes 
should be securely covered.  This will ensure no animals are trapped during 
works.

 All excavations left open overnight or longer should be checked prior to the 
continuation of works or infilling.  Back filling should be completed 
immediately after any excavations, ideally back filling as an ongoing process 
to the work in hand.

 Contractors should be observant for protected species and should any 
species be found during works, then works should cease immediately and 
advice sought from a suitably qualified ecologist.  

Invasive Species 

Two invasive species, Japanese knotweed and Rhododendron were identified on 
site.  We would therefore recommend that a condition be attached to any permission 
that prior to the commencement of any works on site (including vegetation 
clearance) a methodology for the control of invasive species.



Biodiversity Enhancement

In order to ensure biodiversity enhancements are incorporated into the scheme, 
conditions should be imposed which require the use of bird boxes and the planting of 
native trees and shrub plants.  

Greater Manchester Police Architectural Liaison Unit: Raise no objections and 
recommend the following: - 

 The proposed development should be designed and constructed in 
accordance with the recommendations contained within section 2 of the 
submitted Crime Impact Statement dated (09/10/2015 – URN: 
2015/0854/CIS/01 Version A).

 Any reserved matters applications where layout is to be considered should be 
accompanied by a full Crime Impact Statement 

Highways & Engineering: No objection to the proposal and the following comments 
have been made: - 

 The site has ample space to provide sufficient dedicated parking for dwellings 
within the proposed residential development. For a development of this size 
and nature a 200% parking provision is desired.

 The intended usage will generate less traffic than the former commercial use 
and therefore there would be no capacity issues due to the approval of this 
residential development; the surrounding highway network will adequately 
accommodate vehicles from the development.

 Given the low traffic volumes expected we do not expect any additional works 
at the junction of Halifax Road and the Access Road. As such the cycle 
advisory cycle lane which extends along this section of Halifax Road will be 
retained.  

 The existing access road will be utilised by this development and the 
submitted Transport Statement advises that along its narrow section, which 
extends for about 40m, a priority movement system is introduced . Whilst this 
is a rural route and is narrow in places it is considered the likelihood of vehicle 
conflict to be very low and as such it is not necessary to introduce a priority 
movement system.

 The access lane does not have pedestrian footways and there is a chance of 
pedestrians sharing the carriageway with vehicular traffic. Whilst this would 
usually be sufficient reason for refusal I consider the character of this area to 
be rural. As outlined in Manual for Streets it is generally accepted that drivers 
will adapt their driving style to the environment and I am satisfied that within 
this rural area drivers will adapt their driving accordingly to a style where 
pedestrians would be expected in the carriageway.

 The Highways Service do not object to parking facilities such as Shared 
Driveway areas; but it should be noted by the developer that these areas will 
not be adopted by Rochdale MBC and this should be considered in any 
further submissions relating to this site.

 The Highways Service has no concerns regarding refuse collection from this 
location.



Natural England: No specific comment to make. LPAs should seek the views of 
their own ecologists when determining the environmental impacts of this 
development.

Public Protection (Noise): No comment. 

Public Protection (Contamination):  No objections. 

Rights of Way Officer:   The following comments have been made: 

 No footpaths should be obstructed by vehicles or building materials or plant, 
the surface of the footpaths should not be disturbed or excavated and any 
fencing erected across a route will be swiftly removed to allow access for the 
general public, safe passage should be provided prior, during and following 
completion of the development. Any damage to surface or path furniture along 
a right of way shall be repaired immediately at the cost of the developer, 
photographs should be provided of the footpaths prior to any works and 
following completion.

 It is not necessary to upgrade any of the rights of way which lie within the site 
or adjacent to it.  

Strategic Planning (Transport): There are no transport policy, air quality or Public 
Rights of Way grounds that prevent this development from being granted outline 
approval, however the integrity of the existing Rights of Way should be protected / 
re-instated as part of the development and identified improvements to the local 
Public Rights of Way network should be incorporated into the access improvements. 
Part of any open spaces developer contributions should finance any identified local 
offsite Rights of Way Network improvements. 

Tree & Woodland Development Officer: I have no arboricultural objections to the 
outline proposals.  However a comprehensive arboricultural method statement 
including a detailed tree protection plan for the retained trees should be submitted 
and agreed with the Council’s Tree Officer prior to any demolition and construction 
starting on site, as outlined in paragraph 6.2 of the submitted arboricultural impact 
assessment.  The submitted assessment only shows preliminary recommendations 
for the protection of retained trees.   In addition, a comprehensive landscape 
proposal should also be submitted.  This should include proposals for replacement 
planting to mitigate the proposed loss of trees from the site.  This could be an 
opportunity to increase the diversity and quality of the tree stock within and 
surrounding the proposal site. 

United Utilities: No objection. Comment that the site should be drained on a 
separate system with foul draining to the public sewer and surface water draining in 
the most sustainable way.

REPRESENTATIONS



The neighbouring properties have been notified, site notices have been posted and 
the application has been advertised in the local press.  No letters of representation 
have been received. 

ANALYSIS

Principle of Development 

Paragraph 8 of the NPPF makes it clear that to achieve sustainable development, 
economic, social and environmental gains should be sought jointly and 
simultaneously through the planning system.

As stated above, the application site consists of previously developed land within the 
Green Belt. The site is unallocated but is identified as an existing major developed 
site within the Green Belt under policy D/5 of the UDP.  Consequently it is necessary 
to first establish whether the loss of the existing employment site it acceptable in 
principle, and if so whether the redevelopment of the site for residential development 
is acceptable in principle.

Loss of Employment Land

In establishing whether the re-development of the existing employment site is 
acceptable in principle it is necessary to consider the impact on employment land 
and supply and whether there are any policy grounds to require the retention of this 
employment site in the longer term. 

CS Policy E2 deals with the change of use of employment sites to other uses.  This 
policy permits the change of use to non-employment uses such as housing where 
the following criteria apply.
i. there is a proven lack of demand for the site for a suitable employment use, it is 

not suited in land use terms to any employment use and there is a satisfactory 
employment land supply in the area; and

ii. It would not impact on the ability of existing businesses to operate satisfactorily; 
and

iii.it will enable high quality mixed use employment development on strategic 
corridors, close to centres or transport interchanges, or

iv. it will help support the delivery of regeneration proposals in a priority regeneration 
area; or

v. redevelopment of the site would enable reinvestment that will provide jobs in the 
borough; or

vi. development would remove a severe environmental problem.

This policy must be viewed in the light of NPPF paragraph 22, which states that 
planning policies should avoid the long term protection of sites allocated for 
employment use where there is no reasonable prospect of a site being used for that 
purpose, and that land allocations should be regularly reviewed.

The Planning Statement submitted in support of this application sets out a number of 
employment / economic benefits of the scheme.  The main ones relevant to policy 
E2 are as follows:



 Sladen Mill is a former textile mill developed on multi levels and is not 
designed or indeed conducive to modern, mechanised manufacture and 
distribution.

 The company has made savings of £120K per annum in running costs by 
moving to modern, fit-for-purpose site on Dane Street, Rochdale. 

 The company intentionally relocated within the borough so it can continue to 
invest in the area and in local people.

 The applicant is looking to secure outline planning permission to redevelop 
the Sladen Mill site for housing, which will directly contribute to the ongoing 
relocation and growth of the business at its new Dane Street premises.

It is clearly evident that the existing buildings on the site are in need of modernising 
and given this and the evidence provided, it is accepted that criterion i of policy E2 
does apply.  In addition, the fact that the redevelopment of the site would assist in 
the growth of the business means that criterion v. of the policy could be considered 
to have been satisfied. It is also noted that access to the site for articulated vehicles 
is difficult due to the nature of the access lane which restricts manoeuvrability.  The 
poor access arrangements, together with the poor condition of the buildings, results 
in the site not being attractive to the market. 
 
Policy E2 also states that within the north of the borough, the redevelopment of 
existing employment sites for non-employment uses will only be supported where it 
can be demonstrated that this will not result in the loss of jobs in the local area, or 
measures are proposed to mitigate the impact of any job losses.  As noted above the 
redevelopment of this site will support the growth of the business within the 
borough.  Given that the applicant’s business has relocated to Dane Street, close to 
Rochdale town centre, it is considered that this will ensure that it is still convenient 
for existing and new staff from the local area to access employment opportunities 
and therefore will not lead to the loss of jobs in the local area. 

In summary, by reason its condition and location, the site is not considered to be 
attractive to the market and it is unlikely that the continued use of the site for 
employment uses would contribute to any great extent to the wider local economic 
regeneration aims.  It is also considered that there is sufficient employment land 
supply within the locality and the wider borough which is more favourable for 
employment land purposes than this site.   For the reasons set out above, it is 
considered that the promotion of housing on this site is appropriate in order to 
regenerate a derelict and neglected employment site in accordance with policy E2 of 
the Core Strategy and the NPPF. 

Principle of Residential Development

Policy C1 of the Core Strategy seeks to ensure that at least 460 additional dwellings 
per annum are delivered in the borough in the period 2012-2028. It is stated that the 
Council will maximise the potential of previously developed sites within the urban 
area to achieve a target of 80% of new housing on previously developed land; and 
ensure that sites are sustainable with good access to local services, facilities, green 
infrastructure, shops, jobs, schools and public transport.  In addition, in the north of 
the borough, it is stated that the Council will deliver an overall scale and density of 
development that reflects the accessibility and character of the Pennine fringe.



The application site is clearly previously developed and the provision of residential 
development would therefore contribute towards the 80% target established within 
policy C1.  However, the site does not lie within an urban area, being located 
approximately 2km outside Littleborough.  Vehicular access off the A58 is provided 
via an unadopted lane of 300m in length with no footways.  The development would 
in theory provide opportunities for walking or cycling to local schools, services and 
Littleborough train station.  In addition, the nearest bus stop lies close to the site 
access junction on the A58, providing an hourly service between Rochdale and 
Halifax.  However, it is clear that the nature and topography of the access lane and 
the A58 itself would not encourage the use of walking, cycling or public transport as 
popular travel options for residents of the site.  It is therefore considered that the site 
is not one from which a resident could readily access services without reliance on a 
car.

CS Policy C3 states that in the north of the borough there will be a focus on 
providing a range of higher value housing to attract and retain residents. To do this 
the Council will:
a. Support lower density development if it delivers higher value dwellings of a type 
and size that are currently in short supply across the borough; and
b. Limit higher density development (50 dwellings per hectare and above) to sites in 
the centre of Littleborough, close to transport interchanges, and along the canal 
corridor.

Whilst the matters of layout and scale are reserved until the detailed stage, the 
illustrative layout provided indicates the provision of approximately 35 dwellings on 
the 1.4 hectare site, which equates to a relatively low density development of around 
25 dwellings per hectare.  On this basis the development would comply with the 
aspirations of policy C3 in relation to the north of the borough, in terms of the 
provision of low density, higher value properties.

Thus, whilst the proposal would fulfil the economic role and has some environmental 
merits, in overall terms it is considered that it would not fulfil the social role of 
sustainable development for the purposes of paragraph 8 of the NPPF due to the 
location of the site in relation to services and facilities. Nevertheless, as stated 
elsewhere it is unlikely that the site will return to an employment use and the only 
realistic way it will be redeveloped is via a housing development.  The proposed 
development will also make a valuable contribution towards brownfield housing 
delivery in the Borough.

As such, due to the particular circumstances of this application, reducing the overall 
weight attached to this harm is justified.  This matter, and the balancing within it, is 
one to be considered under the balance required by the NPPF.

Green Belt

The site is in the Green Belt as defined in the adopted UDP.  The site is designated 
under saved UDP policy D/5 ‘Infilling at Major Existing Developed Sites in the Green 
Belt’.  This policy allows for limited infilling within the existing major developed sites 
within the Green Belt providing that a number of criteria are satisfied.  This policy 



only allows infilling which is related to the continuing use of the site.  Therefore, even 
though this site is identified as a major existing developed site in the Green Belt the 
proposal being put forward would represent a departure from the adopted UDP.

Paragraph 89 of NPPF notes that local planning authorities should regard the 
construction of new buildings as inappropriate within the Green Belt.  However, the 
paragraph then goes to add that there are some exceptions to this, the final one 
being the ‘limited infilling or the partial or complete redevelopment of previously 
developed sites (brownfield land), whether redundant or in continuing use (excluding 
temporary buildings), which would not have a greater impact on the openness of the 
Green Belt and the purpose of including land within it than the existing development’. 
Given that the guidance in NPPF takes precedence in this instance, it is considered 
that the redevelopment of this site for housing is acceptable in principle when 
considered against national guidance on development within the Green Belt.  
However it is necessary to consider the impact of the development on the openness 
of the Green Belt. 
 
Impact on the openness of the Green Belt 
Paragraph 79 of the NPPF makes it clear that the essential characteristics of Green 
Belts is their openness and permanence, so any reduction in these characteristics 
would be harmful. 

The Court of Appeal in John Turner v Secretary of State for Communities and Local 
Government  indicated that “[t]he word ‘openness’ is open-textured and a number of 
factors are capable of being relevant when it comes to applying it to the particular 
facts of a specific case. Prominent among these will be factors relevant to how built 
up the Green Belt is now and how built up it would be if redevelopment occurs and 
factors relevant to the visual impact on the aspect of openness which the Green Belt 
presents.”

The Sladen Mill site comprises a broadly rectangular parcel of previously developed 
land of circa 1.4ha and contains a range of vacant industrial/commercial buildings, 
external hard standings and circulation areas, car parking and access roads.  The 
existing accommodation that remains amounts to circa 4,413m2 of B1/B2/B8 floor 
space.  In addition, there is circa 1,100m2 of outdoor storage space within the 
retained external walls of partially demolished buildings.  The height of the main 
warehouse building on the site stands at some 16m.  

It is considered that the most sensitive views of the site would be from rights of way 
which lie to the south and east of the site.  There are limited views of the site from 
the north and from many of the near vantage points the site would be masked to 
some degree by the adjoining and nearby woodlands.   

The submitted indicative layout plan shows a scheme of 35 dwellings (12 apartments 
and 23 houses). If permission were to be granted, then it would permit something at 
least close to that number of dwellings. A planning permission for a considerably 
lower number of dwellings would be materially different. Put the other way around an 
application for approval of reserved matters to be made pursuant to this outline 
proposal if permitted, would have to be for something numerically close to 35 
dwellings, otherwise it would not be pursuant to that permission. It is therefore 



reasonable to take the illustrative layout as something that would approximate to the 
form of development.

The proposed apartments are sited adjacent to the east facing boundary of the site 
and broadly in the same location as the red brick and sandstone building which 
overlooks the mill yard.  This building is set over two levels and it is lies some 11m 
higher than the mill yard.  

The majority of the proposed houses would lie across the centre of the site which 
slopes gradually downwards from north to south.   This central section of the site 
contains the internal circulation space, the storage yard, the storage buildings and 
the large shed building.  The indicative layout plan shows the majority of the 
dwellings would overlook Greenvale Brook which wraps around the west facing 
boundary.  

As shown on the indicative layout plan the new estate road would extend from the 
existing lane and would lie adjacent to the south and west facing boundaries.  The 
building accommodating the apartments would measure some 1,170m2 and the 23 
dwellings would total 3,105m2.  The height of a typical 2 storey dwelling would be 
circa 7.2-7.8m (24-26ft) to the ridge with a 3 storey dwelling being circa 9.3m-10.2m 
(31-33ft) to the ridge.    Based on this information, the total size of the proposed 
development would be less than the existing buildings and in this regard the 
development would not have a greater impact on the openness of the green belt. 

In terms of visual impact the existing buildings are prominent features within the 
landscape with the tallest one being 16m high. The proposed dwellings would be 
spread consistently across the site and even if they were all 3 storeys in height they 
would be not as high as the tallest building within the site.  In visual terms, it is 
considered that the development would not have a greater impact on the openness 
of the green belt. 

Based on the indicative plan, it is considered that the development could be 
designed at the reserved matters stage such that the quantum of development would 
not exceed that which is to be demolished and in visual terms it would have lesser 
impact than the existing buildings.  As such the proposal, in principle, would not have 
any greater impact on openness.

Green Belt purposes

Of the five purposes of a Green Belt listed in paragraph 80 of the NPPF, the only one 
that applies here is to ‘assist in safeguarding the countryside from encroachment’.

The site lies within, but is not of itself, countryside.  On the contrary, it is a site that 
last accommodated an industrial use and could, on the face of it, do so again.  
Nevertheless, even in its existing state, virtually none of the site reflects the adjacent 
landscape of woodlands and rolling hills.  Therefore the development would not 
encroach into the countryside; the proposal would simply substitute one form of 
development with another.  

Summary



It is concluded that this proposal would not constitute inappropriate development in 
the Green Belt since it would involve the redevelopment of a previously developed 
site which would not have a greater impact, either on the openness of the Green Belt 
or on the purposes of including land within it.

Heritage and Archaeological Impacts

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
places a duty on local planning authorities to pay special regard to the desirability of 
preserving the setting of a listed building. A similar requirement for the preservation 
and enhancement of character of a conservation area is found in Section 72 of the 
Act.

Paragraph 131 of the National Planning Policy Framework states, “in determining 
planning applications, LPAs should take account of: the desirability of sustaining and 
enhancing the significance of heritage assets… the desirability of new development 
making a positive contribution to local character and distinctiveness”. 
Paragraph 132 of the NPPF states that, when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should 
be given to the asset’s conservation. The more important the asset, the greater the 
weight should be. Significance can be harmed or lost through alteration or 
destruction of the heritage asset or development within its setting. As heritage assets 
are irreplaceable, any harm or loss should require clear and convincing justification. 

Paragraph 135 of the NPPF states the effect of an application on the significance of 
a non-designated heritage asset should be taken into account in determining the 
application. In weighing applications that affect directly or indirectly non designated 
heritage assets, a balanced judgement will be required having regard to the scale of 
any harm or loss and the significance of the heritage asset.
Paragraph 141 of the NPPF requires developers to record and advance 
understanding of the significance of any heritage assets to be lost (wholly or in part) 
in a manner proportionate to their importance and the impact, and to make this 
evidence (and any archive generated) publicly accessible.

Policy P2 of the Rochdale Core Strategy states that borough’s heritage will be 
protected by conserving, enhancing and promoting key heritage assets, both 
statutory and non-statutory, including consideration of their wider heritage settings.
The submitted Heritage Assessment confirms the site is situated within an area 
characterised by 18th and 19th century industrial development associated with the 
textile industry. The site was a textile mill, possible dating to the late 18th century. 
Several fires, followed by rebuilding and modernisation of the buildings on site 
significantly influenced the potential of any archaeological and historical significant 
material. The site has little upstanding historic fabric, with the exception of an early 
20th century red brick and sandstone building.  In this instance, Sladen Mill is 
considered to be non-designated heritage asset.

Having regard to paragraph 135 of the NPPF, the development would result in harm 
to the non-designated heritage asset. Given the significance of this non designated 
heritage asset, it is considered that its loss would be appropriately mitigated through 



the imposition of a condition requiring that an archaeological assessment, 
investigation and recording is undertaken.  As such it is considered that the 
development complies with paragraphs 135 and 141 of the NPPF.

Located some 140m to the south-west of the site lies Lightowlers Cottage (Grade II) 
which is a detached dwelling accessed from Lightowlers Lane.  To the west of the 
site, located some 460m away, lies the Rock Nook Conservation Area. Lightowlers 
Cottage and the Conservation Area are not visible from the application and they are 
separated from it by areas of woodland and a valley. 

Having regard to the above, it is considered that the proposed development would 
not in principle cause any harm to the nearby heritage assets and the loss of the 
sandstone building would be appropriately mitigated through the imposition of a 
condition requiring that an archaeological assessment, investigation and recording is 
undertaken As such the proposal accords with Policy P2 of the Core Strategy, 
Sections 66 and 72 of the 1990 Planning (Listed Buildings and Conservation Areas) 
Act and the NPPF.

Highways and Transportation 

Paragraph 32 of the NPPF states that decisions for developments that generate 
significant amounts of movement 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 the development are severe. 
 

Policy T1 of the Core Strategy relates to delivering sustainable transport and it states 
that ‘Improvements to the Boroughs transport infrastructure are necessary to meet 
the future access and travel choice expectations of local communities and 
businesses, particularly for areas where growth and development is planned’. 

Policy T2 of the Core Strategy relates improving accessibility and it states that ‘We 
will improve accessibility by locating development where good access to public 
transport is available or can be provided, backed by measures to reduce the need to 
travel and effective provision for cyclists, pedestrians and people with impaired 
mobility. Development will be appropriately located to minimise the need to travel by 
car and the number and length of car trips made to access local amenities. 
The following sections of the report consider the transport impacts of the scheme. 

Accessibility

The site does not lie within an urban area, being located approximately 2km outside 
Littleborough. Vehicular access off the A58 is provided via an unadopted lane of 
300m in length with no footways.  The development would in theory provide 
opportunities for walking or cycling to local schools, services and Littleborough train 



station.  In addition, the nearest bus stop lies close to the site access junction on the 
A58, providing an hourly service between Rochdale and Halifax.  However, it is clear 
that the length, nature and topography of the access lane and the A58 itself would 
not encourage the use of walking, cycling or public transport as popular travel 
options for residents of the site.  It is therefore considered that the site is not one 
from which a resident could readily access services without reliance on a car.

Existing highway network 

The site lies in a relatively remote location and is accessed from an unadopted 
access lane which extends from Halifax Road.  The attached site edge red plan 
extends across the site and the access lane up to its boundary with Halifax Road.  
From its junction with Halifax Road the lane is some 300m in length and its main 
purpose is to provide access to the mill.  The width of the lane remains various 
between 3m and 11m wide and as such it is sufficiently wide for the majority of its 
length to accommodate passing vehicular movements.  The lane does not include 
the provision of segregated footways. 

The submitted illustrative site plan shows that the access lane will be extended 
through the site, lying close to the south and west facing boundaries.  

The scale of the development proposed has necessitated the submission of a 
Transport Statement (TS). This considers the locational context and accessibility of 
the site in more detail; and examines the potential traffic impact and transport impact 
of the development on the local highway network.  

The applicant has confirmed that the registered title to the application site does not 
extend to the access lane itself. This said, it nonetheless makes provision for a right 
of way over the access lane to Halifax Road such that the site can be serviced, as 
indeed it has been for many decades by HGVs and cars on an unrestricted basis. 
The applicant has been using, and maintaining, the access road on an unimpeded 
basis for many years since the site was purchased from the previous owners.

Traffic Generation  

The submitted TS provides an assessment of the existing and proposed 
development trips in order to estimate the traffic impact of the proposed 
development.  

During a typical weekday, the previous development generated about 104 two-way 
car movements and up to 44 two-way articulated lorry movements. In the morning 
peak hour, the manufacturer generated about 30 cars and one articulated lorry 
movements into the site and four HGV’s leaving the site. In the evening peak hour, 
the existing development generated about 5 articulated lorry movements and 6  
HGV’s entering the site and 45 cars and 5 articulated lorries leaving the site. The site 
generated traffic through the night and on weekends. Weekend days typically 
generate about 30 two-way car movements and 8 to 10 two-way articulated lorry 
movements.



A comparison of the existing and proposed peak hour flows is shown in the table 
below. This demonstrates that the proposed development will generate less two-way 
trips in the peak hours. Overall, there will be 11 less two-way trips in the morning 
peak hour and 38 less two-way trips in the evening peak hour. Furthermore, there 
will be no regular lorry and HGV movements generated by the proposed residential 
development.

The finding of the TA have been accepted by the Council as Local Highway Authority 
and it is considered that the traffic flows associated with the development would not  
give rise to a material impact on the local highway network. 

Road Safety

The TS confirms that about 130m into the access road from Halifax Road, the road 
width is less than 4.1m for about 40m. The TS proposes to provide priority 
movement to those vehicles leaving the development along this section. This matter 
has been assessed by the Council as Local Highway Authority who consider that as 
the likelihood of vehicular conflict along this section of the access lane would be very 
low it is not necessary to introduce a priority movement system. Moreover, whilst it is 
noted that the there is a chance that pedestrians will share the carriageway with 
vehicles, it is considered that within this rural location drivers will adapt their driving 
accordingly to ensure that no conflict would not occur.  

The proposed access into the site would be via the junction of Halifax Road and the 
access lane.  The Council as Local Highway Authority consider this junction would 
operate safely without the need to carry out any modifications to it. 

Car Parking Provision 

Policy T2 states that developments will be required to provide parking in compliance 
with the Council’s Maximum Car Parking Standards which are found at Appendix 5 
of the Core Strategy.  In this instance the maximum car parking standards is 2 car 
parking spaces per dwelling.  

Due to the limited opportunities for vehicles to park along the access lane, it is 
important that a suitable number of convenient car parking spaces are provided 
within the development.    Although layout is not being considered at this stage the 
submission does include an illustrative layout plan which shows that each dwelling 
would be provided with a private driveway which would accommodate 2 car parking 
spaces. 

In summary, based on the arrangement of the houses and apartments as shown on 
the illustrative layout plan, it is considered that the 2 car parking spaces per dwelling 



could be provided which would be laid out to ensure that the future occupiers of the 
dwellings would be provided with satisfactory parking arrangements.  
  
Servicing and emergency access 

Consistent with the previous arrangements, waste collection vehicles serving the site 
would use the access lane and manoeuvre within the site.  The LHA has considered 
the proposed servicing arrangements associated with the development and based 
on the indicative layout plan, it is considered they would operate safely. 

The consultation response Greater Manchester Fire and Rescue Service advises 
that the proposal should meet the requirements for Fire Service access which are as 
follows: 

 The Fire Service requires vehicular access for a fire appliance to within 45m 
of all points within the dwellings. 

 The access road should be a minimum width of 4.5m and capable of carrying 
12.5 tonnes. Additionally if the access road is more than 20m long a turning 
circle, hammerhead, or other turning point for fire appliances will be required. 
The maximum length of any cul-de-sac network should be 250 m.

 There should be a suitable fire hydrant within 165m of the furthest dwelling.
 The Fire Service strongly supports the installation of domestic sprinkler 

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

The LHA have commended that the site is suitable for access for emergency 
vehicles and the development could meet the requirements for Fire Serve access. 

Conclusion 

The LHA has considered the overall development of the site and has not raised any 
objections to the proposal.  It is acknowledged that the requirements of the NPPF 
and policy T2 in respect of accessibility cannot be fully met due to the location of the 
site.  However, taking all the information provided in relation to transport into 
consideration, it is concluded that the proposed development would not have a 
“severe impact” on the surrounding highway network as defined in paragraph 32 of 
the NPPF. In addition satisfactory parking, access and servicing arrangements would 
be provided. The development is therefore to be in general accordance with the 
NPPF and policies T1 and T2 of the Core Strategy.

Impact on Public Rights of Way

Saved UDP policy RE/6 states that:
• The Council will develop, in partnership with other agencies, bodies, occupiers 

and landowners, a system of strategic recreational rights of way as identified 
on the Proposals Map. The intention will be to secure the protection, 
development and improvement of these routes to link areas of managed and 
accessible countryside and establish links with routes in the wider region. The 
Council will encourage and implement high quality links with such routes from 



urban areas.
• Where appropriate and practicable, the Council will support schemes which 

facilitate the greater use of these routes by cyclists, horse riders and those 
people with impaired mobility. Where opportunities and resources permit, the 
Council will support and implement enhancement schemes such as way 
marking, picnic, interpretation and other facilities along the routes.

• In the implementation of this proposal, the Council will take account of the 
conservation of the countryside including the buildings within it, the protection 
of agricultural interests, areas of nature conservation importance (including 
designated areas) and the character and purpose of the route where 
appropriate.

Public rights of way extend along the access lane and along the eastern boundary.  
The indicative layout plan shows that the public rights of way will be retained.    It is 
envisaged that improvements to the public rights of way within the application site 
will be included on the detailed landscaping scheme submitted as part of any 
reserved matters submission.

The consultation response Strategic Planning (Transport) advised that any open 
space developer contributions should finance identified local off-site right of way 
improvements. In this instance, it is not considered necessary to seek a contribution 
from the developer towards improving the nearby rights of way. 

On this basis it is considered that the proposed development complies with the 
requirements of UDP policy RE/6.

Residential Amenity

One of the 12 core planning principles of the NPPF is to secure high quality design 
and a good standard of amenity for all existing and future occupants of land and 
buildings. Similar advice is found within policy P3 of the adopted Rochdale Core 
Strategy which states that the Council will apply certain design principles, including 
incorporating the guidance contained in the Guidelines and Standards for Residential 
Development SPD (2016). Within this SPD it is recommended that a minimum 
separation distance of 21 metres should be retained between principal elevations of 
opposing dwellings and 14 metres between principal and secondary elevations. 
Exceptions are permitted, and the SPD provides an example where the character 
and density of the surrounding area would be best preserved by reduced distances 
and this would not detract from the general levels of privacy and amenity typical in 
the area. 

In this instance the site is surrounded by woodlands, water bodies and open areas of 
countryside.  Located some 50m to the north east of the application lies New Barn 
Farm, which contains several caravans, although it is not clear whether these have 
an authorised residential use.  In any event, it is considered that the residential use 
of the application site would be likely to cause less disturbance to any neighbouring 
residents than the existing use.

Whilst the layout is indicative and would be considered further at reserved matters 
stage, it is considered that in principle the development, subject to appropriate 



layout, external appearance and privacy distances, would ensure that the future 
residents of the dwellings would be provided suitable levels of amenity and privacy.  
In addition, it is not considered that the development would harm the amenity or 
privacy of the occupiers of the caravans which lie at New Barn Farm.   

Therefore the development is in accordance with the requirements of policy P3 of the 
Core Strategy, the objectives of the SPD Note “Guidelines and Standards for 
Residential Development” and the NPPF.

Contamination

Paragraph 120 of the NPPF confirms that where a site is affected by contamination 
or land stability issues, responsibility for securing a safe development rests with the 
developer and/or landowner. Paragraph 121 goes on to state that planning decisions 
should ensure that the site is suitable for its new use, taking account of ground 
conditions and land instability, …pollution arising from previous uses and any 
proposals for mitigation including land remediation. After remediation, as a minimum, 
land should not be capable of being determined as contaminated land under Part IIA 
of the Environmental Protection Act 1990. 

Policy G9 - Reducing the impact of pollution, contamination and land sustainability of 
the Core strategy requires that any risks arising from contaminated land or land 
instability are appropriately addressed prior to development.

It is considered that the due to the previous activities on the site, possible 
contamination sources that could have an adverse impact on the development will 
be present within the site. These potential impacts can be mitigated at the 
construction stage through adoption of good practice measures, which will be 
secured via a condition requiring the submission of a Construction Method 
Statement. Mitigation measures associated with the Operational Phase will be 
secured by a remediation strategy which will also be conditioned as part of any 
approval. As such the development complies with Core Strategy Policy G9 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. 

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.

Saved 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.  Core Strategy policy G8 states that the Council will ensure that 
new development does not lead to any increased form of flooding locally or further 
downstream.

The illustrative layout plan shows that the proposed dwellings and the access road 
would be located entirely within Flood Zone 1 according to the Environment 
Agency’s flood mapping data. Greenvale Brook borders the site to the south and 
west (designated Main River) which flows in a northerly direction. Part of boundary 
with the Greenvale Brook lies within Flood Zone 2 and an 8m easement strip has 
been provided within the planning layout in order to mitigate the flood risk potential 
and allow for maintenance access.  Based on the illustrative layout plan and the 
information provided within the submitted Flood Risk Assessment (FRA) the flood 
risk from fluvial sources is considered to be low.

The applicant states that the ground is unlikely to be suitable for infiltration due to the 
risk of soil bound contaminants leaching into the ground water recharge area of 
Greenvale Brook.  However, they have committed to carrying out further tests before 
they can conclude whether or a SUDS technique involving ground water infiltration 
would be appropriate.  

As this is an outline planning application, conditions are therefore recommended to 
require the submission of detailed schemes for the disposal of foul and surface 
waters, to incorporate, if possible, sustainable urban drainage system (SUDS) 
measures.  Subject to conditions, it is therefore considered that in principle adequate 
measures can be put in place in order to ensure that the development poses no 
unacceptable risk in terms of flooding (either on the site itself or elsewhere) in 
accordance with the requirements of UDP policy EM/7, Core Strategy Policy G8 and 
the policies within the NPPF.

Ecology and Nature Conservation

The NPPF requires that applications should conserve and enhance biodiversity, 
valued landscapes, minimise impacts and recognise the benefits of ecosystems. The 
impacts on nature conservation interests are also protected by a series of 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 stresses the importance of natural networks of linked corridors to allow 
movement of species between suitable habitats, and promote the expansion of 
biodiversity.

Policy G7 - Increasing the value of biodiversity and geodiversity, of the Rochdale 
Core Strategy states how the council will promote ecological value within sites. 



Within urban areas this will be carried out through encouragement of urban drainage 
systems, public realm, street trees and other natural or semi-natural features. 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).  

The application includes the submission of a Habitat Surveys and its findings and 
recommendations are summarised below;

Bats

Although no bats or signs of bats were observed during the initial survey, it was 
recommended a further survey in the form of dusk emergence/dawn re-entry surveys 
be undertaken on two buildings (known as buildings 2 and 4) within the site as they 
were considered to have a low to moderate potential to support roosting bats.   The 
other buildings were considered to have negligible potential to support roosting bats 
and therefore no further survey effort was considered necessary on these buildings.  

A dusk emergence survey was carried out on buildings 2 and 4 and no bats were 
seen to emerge from building 2.  A small number of common pipistrelle bats were 
seen to emerge from building 4 and it was found to support a small roost. 
Consequently for any works that will disturb or result in the permanent loss of the 
roost to proceed lawfully a derogation from the provisions of the Habitats Directive in 
the form of a mitigation licence from Natural England will be required.

The species protection provisions of the Habitats Directive, as implemented by the 
conservation (Natural Habitats Etc.) Regulations 1994, contain three "derogation 
tests" which must be applied by Natural England ("NE") when deciding whether to 
grant a licence. These tests are;

 the activity to be licensed must be for imperative reasons of overriding public 
interest or for public health and safety; 
 there must be no satisfactory alternative; and 
 favourable conservation status of the species must be maintained

Notwithstanding the licensing regime, the LPA must also address its mind to these 
three tests when deciding whether to grant planning permission for a development 
which could harm a protected species. 

With regard to the first test, it is considered that the proposal would bring social 
benefits in terms of making a contribution to new housing provision in the Borough. 
The proposal would also bring economic benefits in the short-term during the 
construction phase and the subsequent use by future occupants of local services 
and facilities. In addition the development would provide a valuable contribution 
towards brownfield housing delivery in the Borough.

With regard to the second test, a reasonable level of effort is required in the search 
for alternative means of achieving the development whilst minimising the impact on 
the roosting bat within building 4.  In this instance the proposal seeks to 
redevelopment the entire site and all buildings will be demolished.  In the interesting 



of securing a comprehensive redevelopment of the site, it is accepted that there are 
no alternative proposals.  

With regard to the third test, the GMEU have commented that the roost at Sladen 
Mill is of low conservation significance and therefore will not be detrimental to the 
maintenance of the population in Rochdale.  GMEU recommend that before any 
development commences a Method Statement and Mitigation Strategy outlined in 
the submitted bat survey report be implemented in full and a condition to this effect 
be attached to any permission.  As part of the mitigation strategy, the report 
recommends that bats are not left without a roost while the demolition/modification 
works takes place, two 2F bat boxes will be erected on trees within the site 
boundary; these will be indefinitely retained during and after the work schedule and 
will also act as a receptor if bats have to be captured during the demolition process. 
Any strategy will need to be agreed with Natural England. 

Given the above, it is considered that the proposal provides clear social and 
economic benefits to the public and there is no satisfactory alternative to the one 
proposed.  Furthermore the development would not be detrimental to the 
maintenance of the bat population in Rochdale.  As such, it is considered that the 
above mentioned tests have been met. 

Birds

The submitted Habitat Survey reveals that trees, scrub and buildings 2 and 4 have 
the potential to support nesting birds.  All birds, and their nests are protected under 
the terms of the Wildlife and Countryside Act 1981 (as amended). Therefore it is 
necessary for a condition to be imposed which requires that demolition works and all 
works to trees and scrub, including site clearance, should not be undertaken in the 
main bird breeding season (March to July inclusive), unless nesting birds have been 
found to be absent, by a suitably qualified person.  

Hedgehogs

The habitat surrounding the site has been identified as offering possible 
foraging/commuting potential for hedgehogs.   In order to minimise the impacts on 
hedgehogs and any other mammal species, the Habitat Survey has recommended a 
number of precautionary measures, these include:

 Should any trenches or excavations be required, an escape route for animals 
that enter the excavation must be provided, especially if left open overnight.  
Ramps should be no greater that 45 degrees in angle.  Ideally any holes 
should be securely covered.  This will ensure no animals are trapped during 
works.

 All excavations left open overnight or longer should be checked prior to the 
continuation of works or infilling.  Back filling should be completed 
immediately after any excavations, ideally back filling as an ongoing process 
to the work in hand.

 Contractors should be observant for protected species and should any 
species be found during works, then works should cease immediately and 
advice sought from a suitably qualified ecologist.  



Invasive species

Two invasive species, Japanese knotweed and Rhododendron were identified on 
site.  It is therefore necessary to impose a condition which requires a methodology 
for the control of invasive species.

Canal Drain

The site is bordered by a canal drain along its eastern boundary, which is the 
responsibility of the Canal & River Trust, and a watercourse to its western boundary 
which, whilst not the responsibility of the Trust, does provide a feed into the 
Rochdale Canal. The Canal and River Trust have not objected to the proposal and to 
ensure the canal drain is not affected by any works associated with the development, 
a condition is imposed which requires the submission of a method statement 
detailing all proposed earthmoving and construction works.  In addition, because of 
the sites connection with the canal from the feed that takes water from the 
watercourse running along the west of the site, it is necessary as part of the 
remediation strategy the canal is considered as a receptor.  

Summary 

On the basis that the GMEU and the Canal & River Trust raise no objections to the 
scheme and subject to appropriate conditions, it is considered that adequate 
mitigation and satisfactory precautionary measures can be put in place to ensure that 
the development would not result in any adverse effects on the drain that feeds the 
Rochdale Canal or the favourable conservation status of any protected species.  The 
proposed development is therefore, considered to be in accordance with the 
requirements of Core Strategy Policy G7 and the NPPF.

Impact on Trees 

Core Strategy policy G6 requires that development proposals should avoid the loss 
of trees unless suitable alternative provision is made.  

The development, as proposed, will directly require the removal of a number of 
existing trees.  The majority of these trees lie adjacent to Greenvale Brook and along 
the west facing boundary.  The submitted Arboricultural Impact Assessment provides 
some indication of the necessary tree removal and confirms that the trees to be 
removed are predominantly young/early mature self-seeded pioneer trees of low 
value.  However, the full details of tree removal and other works would be 
established at the detailed stage.

Whilst the removal of trees can have a negative impact on the local landscape, the 
wider benefits of the development as proposed, including new planting to replace 
those trees removed, together with the retention of existing trees and woodlands, will 
help to achieve a level of soft landscaping that is appropriate to the nature of the 
development and of the wider area. This will help to create a more diverse landscape 
structure and the development will result in an improvement to the quality of tree 
cover in the local landscape. Therefore, it is considered that the proposed 



development would enhance biodiversity and would accord with the requirements of 
Core Strategy policy G6 the NPPF. 

Developer Contributions

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.

In accordance with the Community Infrastructure Levy (CIL) Regulations, paragraph
204 of the NPPF states that planning obligations should be sought where they meet 
the following three tests:

a. necessary to make the development acceptable in planning terms;
b. directly related to the development; and
c. fairly and reasonably related in scale and kind to the development.

However, paragraph 173 of the NPPF is clear that pursuing sustainable development 
requires careful attention to viability and costs in plan making and decision taking. 
Therefore, the scale of development identified in the plan should not be subject to 
such a scale of obligations and policy burdens that their ability to be developed 
viably is threatened. To ensure viability, the costs of any requirements applied to 
development should, when taking account of the normal cost of development and 
mitigation, provide competitive returns to a willing land owner and a willing developer 
to enable the development to be deliverable.

The size and nature of the development would require financial contributions towards 
affordable housing, education provision, recreational open space and outdoor sport 
provision in accordance with the relevant policies of the adopted Core Strategy and 
associated Supplementary Planning Documents:

 Policy C4 of the Core Strategy and the Affordable Housing SPD state that
developments of more than 15 dwellings should contribute towards the 
provision of affordable housing, at a rate of 7.5% of the total development 
value.

 Policies C7 and DM2 of the adopted Core Strategy require residential
developments to provide for social infrastructure, including education facilities,
to meet the demand for additional school places created by such 
developments.

 Policy G6 of the Core Strategy and the Provision of Recreational Open Space 
in New Housing SPD require that residential developments should contribute
towards the provision and maintenance of local open space and outdoor 
sports provision, based on the number of bedrooms being provided.

Based on the above policies, the full contributions that would be required from the 
proposed scheme are detailed below. As the scheme is in outline these figures are 



estimates based on the illustrative scheme and financial details provided by the 
applicant:

 Recreational Open Space = £99,891.75 (based on x35 3 bed dwelling)
 Education Contribution: (35 x 0.25 x £12,320) + (35 x 0.1 x£15,400.01) = 

£161,700.035
 Affordable Housing = £8,640,000 (total scheme value) x 7.5%= £648,000 
 Total contribution: £909,591.785

The applicant has submitted a viability assessment based on the current outline 
proposal. Whilst the scheme is illustrative in terms of scale, layout, appearance and 
landscaping, it is accepted that it is likely to represent the maximum scale of 
development (and therefore value) that could be achieved, based on the site 
constraints. 

The viability report provided by the applicant concludes that the development is 
unable to deliver any planning contributions whilst still providing a reasonable 
developer return. However, an assessment by the Council has concluded that the 
scheme is able to provide a contribution and the applicant has agreed to make a 
payment of £125,000. Following discussions with Ward Members it is proposed that 
the contribution would be directed towards the improvement of existing recreational 
facilities at Hollingworth Lake.  

The lack of contributions towards affordable housing and education provision will 
clearly detract from the social sustainability of the proposed scheme as defined by 
the NPPF. 

Planning Balance and Conclusion

Paragraph 8 of the NPPF makes it clear that to achieve sustainable development, 
economic, social and environmental gains should be sought jointly and 
simultaneously through the planning system. The proposal would bring social 
benefits in terms of making a contribution to new housing provision in the Borough. 
The proposal would also bring economic benefits in the short-term during the 
construction phase and the subsequent use by future occupants of local services 
and facilities.

It is considered that the loss of this site employment site is acceptable, given the 
condition of the buildings, the unsuitable means of access for HGVs and that the 
redevelopment of the site will support the growth of the previous business within the 
borough. The provision of low density residential development also complies with the 
Council’s aspirations for the north of the borough.  It is considered that the proposal 
would not be inappropriate development in the Green Belt and would not have a 
greater impact on its openness compared with the existing development. In addition, 
there would be no significant harm to the character and appearance of the 
surrounding area. Indeed, there would be significant improvements in the 
appearance of the site, which weighs in favour of its environmental sustainability. 

However, the site does not lie within realistic walking or cycling distance of public 
transport and the future residents of the proposal would likely use private transport to 



access jobs, schools and services.  In this respect the proposal would conflict with 
the core planning principle of the NPPF that planning should actively manage 
patterns of growth to make the fullest use of public transport. In addition, the lack of 
any financial contributions towards the provision of affordable housing and education 
weighs against the social sustainability of the development. 

The Council’s Highway Officers consider the proposed access arrangements to the 
site would be suitable.  It is anticipated that a scheme could be brought forward that 
would not result in any unacceptable loss of trees and the future residents would be 
provided with suitable levels of amenity and privacy. Subject to conditions, the 
proposal would not harm the habitats of any protected or priority species and 
adequate measures would be implemented to manage flood risk, contamination and 
archaeology.

The matter of whether the development is consistent with the principles of 
sustainable development is therefore finely balanced.  Whilst it has to be accepted 
that the future occupiers would rely on the use of private transport and the 
development would not make any contributions towards the provision of affordable 
housing or education, it is considered that the benefits of the scheme as outlined 
above, outweigh this harm.  As such it is considered, when assessed against the 
policies of the NPPF as a whole, that the benefits of the scheme would outweigh the 
identified harm, and the scheme would therefore constitute sustainable development.
In summary, it is considered that, on balance, the proposal comprises sustainable 
development and accords with relevant local policy and the National Planning Policy 
Framework. The adverse impacts of the proposal do not significantly and 
demonstrably outweigh the benefits and therefore, it is recommended that planning 
permission is granted for the proposed development.

RECOMMENDATION

It is recommended that Committee resolve that it is minded to grant planning 
permission subject to the completion of a planning obligation under Section 106 of 
the Town and Country Planning Act to secure the following: 

1. A financial contribution of £125,000 towards improving the facilities at 
Hollingworth Lake Country Park in accordance with the Council’s SPD: 
Provision of Recreational Open Space in New Housing;

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

1. Application for approval of reserved matters must be made not later than the 
expiration of three years beginning with the date of this permission and the 
development must be begun not later than: (i) the expiration of three years 
from the date of this permission; or (ii) two years from the date of approval of 
the last of the reserved matters to be approved.

Reason: To comply with the requirements of section 92 of the Town and 
Country Planning Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004.



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

Reason: The application is granted in outline only under the provisions of 
Article 5 of the Town and Country Planning (Development Management 
Procedure) Order 2015 and details of the matters referred to in the condition 
have not been submitted for consideration.

3. The total number of residential units included in any application(s) for 
reserved matters submitted pursuant to condition 2 of this permission shall be 
limited to a maximum of 35 dwellings and the development shall substantially 
accord with the following plans:
- Location Plan – 500/SML/LP Rev A 
- Site access – A091153-002 Rev A 

Reason: The layout of the proposed development will guide the detailed 
reserved matters applications, and in the interests of mitigating for the impacts 
of the development on the surrounding environment, to provide safe access 
arrangements and provide for an acceptable scale and layout to ensure there 
would be no reduction in the openness of the Green Belt in accordance with 
policies P2, P3, T2, G4, G7 and DM1 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework.

4. No above ground works shall take place until details of the finished floor and 
external site levels of the dwellings have 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 thereafter.

Reason: In order to achieve an acceptable relationship between surrounding 
buildings and to ensure that there would be no reduction in the openness of 
the Green Belt in accordance with policies P3, DM1 and G4 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework.

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

 human health,
 property (existing or proposed) including buildings, crops, livestock, 

pets, woodland, and service lines and pipes,
 adjoining land,



 groundwaters 
 water courses to include Greenvale Brook and the canal drain which 

runs parallel with the eastern boundary of the site 
 ecological systems,
 archaeological sites and ancient monuments;

iii) where unacceptable risks are identified, an appraisal of remedial options 
and proposal of the preferred option(s) to form a remediation strategy for the 
site. The development shall thereafter be carried out in full accordance with 
the duly approved remediation strategy and a verification report submitted to 
and approved in writing by the Local Planning Authority before any of the 
dwellings hereby approved are first occupied. 

Reason: To prevent pollution of the water environment and to ensure the safe 
development of the site in the interests of the amenity of future occupiers in 
accordance with Policy G9 of the adopted Rochdale Core Strategy, saved 
Policy EM/8 of the adopted Rochdale Unitary Development Plan and the 
National Planning Policy Framework.

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

6. The first reserved matters application shall include the submission of a 
scheme of intrusive site investigations in relation to coal mining activity and 
associated features on the site. The intrusive site investigations shall 
thereafter be undertaken in accordance with the duly approved scheme and a 
report of the findings, including a scheme of remedial works if necessary, and 
the submission of a layout plan which identifies appropriate zones of influence 
for the mine entries on site, and the definition of suitable ‘no-build’ zones, 
shall be submitted to and approved in writing by the Local Planning Authority 
prior to the commencement of above ground works. Thereafter, the 
development shall be carried out in accordance with the layout plan and the 
scheme of remedial works and a verification report shall be submitted to and 
approved in writing by the Local Planning Authority before any of the 
dwellings hereby approved are first occupied.  

Reason: To ensure a satisfactory standard of development that takes account 
of any land constraints in accordance with Policy G9 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework.

Reason for pre-commencement condition: Intrusive site investigations are 
required prior to commencement to ensure a safe form of development.

7. 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.
(viii) measurers to protect the adjacent water bodies during the demolition 

and construction phases. 
(ix) details of the locations of any temporary lighting 

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 , 
to ensure any temporary lighting would not harm commuting bats and to 
prevent any pollution to the nearby water courses during the construction of 
the development in accordance with policies P3 and DM1 of the adopted 
Rochdale Core Strategy, saved UDP policy NE/2 and the National Planning 
Policy Framework.

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

8. The reserved matters application(s) for the development hereby approved 
shall accord with the following mitigation measures as detailed within the 
approved Betts Associates Flood Risk Assessment (May 2015):

 The provision of an 8 metre wide buffer zone along the boundary with 
Greenvale Brook 

 Setting Finished Floor Levels a minimum of 150mm above the external 
levels (following any re‐grade)

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

Reason: In order to ensure that appropriate measures are put in place to 
prevent flooding of the site in accordance with policy G8 of the adopted 
Rochdale Core Strategy, saved policy EM/7 of the Unitary Development Plan 
and the National Planning Policy Framework.

9. 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 development including clearance of trees and shrubs 
shall take place until a methodology for protecting nest sites during the course 
of the development has been agreed in writing by the local planning authority. 
Nest site protection shall be provided in accordance with the approved 
methodology.



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

10.No development shall take place until a detailed method statement for the 
removal or long-term management/eradication of Japanese Knotweed and 
Rhododendron has been submitted to and approved in writing by the local 
planning authority. Development shall be carried out in accordance with the 
approved method statement. The method statement shall include measures to 
prevent the spread of Japanese Knotweed and Rhododendron during any 
operations such as mowing, strimming or soil movement, and measures to 
ensure that any soils brought to the site are free of the seeds/roots/stems of 
any invasive plant covered under the Wildlife and Countryside Act 1981.

Reason: To ensure the satisfactory treatment and disposal of invasive plant 
species which, under the terms of the Wildlife & Countryside Act 1981 (as 
amended) it is an offence to be caused to be spread in the wild in accordance 
with policy G7 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework.

Reason for pre-commencement condition: As there are invasive species on 
site a method statement setting out their disposal will therefore be necessary 
prior to commencement of any building or engineering works on site.

11.No development shall take place until the applicant or their agents or their 
successors in title have secured the implementation of a programme of 
archaeological works. The programme of archaeological works should be 
undertaken in accordance with a Written Scheme of Investigation (WSI) which 
has been submitted to and approved in writing by the local planning authority. 
The WSI shall cover the following: 

1. A phased programme and methodology of site investigation and 
recording to include: 
- geophysical evaluation 
- evaluation trenching i) targeting geophysical anomalies and ii) 

including targeted evaluation trenching of buildings identified in the 
desk-based assessment and iii) providing an adequate spatial sample 
of the development site. 

- (depending upon the results of the evaluation) area excavation and 
recording 

2. A programme for post investigation assessment to include: 
- analysis of the site investigation records and finds 
- production of a final report on the significance of the archaeological, 
architectural and historical interest represented. 

3. Provision for publication and dissemination of the analysis and report 
on the site investigation. 

4. Provision for archive deposition of the report, findings and records of 
the site investigation. 



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

Reason: In order to protect and preserve the archaeological and historical 
significance of potential below ground heritage assets in accordance with 
policy P2 of the adopted Rochdale Core Strategy and the National Planning 
Policy Framework.

Reason for pre-commencement condition: As the proposals require demolition 
and ground works it will be necessary to identify an appropriate archaeological 
programme prior to commencement of any building or engineering works on 
site.

12.Notwithstanding the details hereby approved, the reserved matters application 
for the development hereby approved shall be supported by a detailed 
Arboricultural Impact Assessment (AIA) and Arboricultural Method Statement 
(AMS). The statement shall be prepared in accordance with BS 5837:2012 
'Trees in Relation to Design, Demolition and Construction. Any approved 
mitigation or protection measures for trees and shrubs to be retained shall be 
put into place prior to and remain in place during any construction work for 
any phase.

Reason: To ensure that appropriate mitigation measures are put in place to 
safeguard the health of trees located within the site and in close proximity to 
the proposed development in order to preserve their amenity value and the 
character of the area in accordance with policies G1 and G7 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework.

13.  The first submission of reserved matters shall be accompanied by a scheme 
for the disposal of foul and surface waters from the site. The surface water 
drainage scheme shall be based on sustainable drainage principles and shall 
aim to achieve:

 A 50% reduction in the existing brownfield discharge flow rate to 
Greenvale Brook 

 At least 50% attenuation of the site’s surface water peak runoff flow 
rate for a 1 in 100 year storm return period  allowing for a 40% upper 
end climate change allowance

The submitted scheme shall include a timetable for its implementation and a 
management and maintenance plan for the lifetime of the development which 
shall include the arrangements for adoption by any public authority or 
statutory undertaker and any other arrangements to secure the operation of 
the scheme throughout its lifetime.

The approved drainage shall be fully implemented and subsequently retained 
in accordance with the management and maintenance plan.

Reason: To prevent an increased risk of flooding as a result of the 
development, to ensure that surface water discharge rates are below pre-
development levels in accordance with the submitted Flood Risk Assessment 



and to ensure satisfactory disposal of surface and foul water from the site in 
accordance with policy G8 of the adopted Rochdale Core Strategy, saved 
policy EM/7 of the Unitary Development Plan and the National Planning Policy 
Framework.

14.Notwithstanding the details hereby approved, the reserved matters application 
for the development hereby approved shall include a scheme for habitat 
enhancements for the site which shall include the provision of bird boxes or 
equivalent and the planting of native trees and shrub plants. The approved 
scheme shall be implemented in full accordance with the duly approved 
details and timetable contained therein.

Reason: In order to achieve appropriate biodiversity enhancements as part of 
the development in accordance with polices G6 and G7 of the adopted 
Rochdale Core Strategy and the requirements of the National Planning Policy 
Framework.

15.No external lighting shall be installed within the site unless a scheme for such 
lighting has been submitted to and approved in writing by the Local Planning 
Authority.  The submitted scheme shall include: 

 details of the locations of the lighting columns
 the times when the lights will be operating
 the design of lighting heads  
 LUX levels from the lights. 

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

Reason: To protect the character and appearance of the area; to ensure that 
there would be no reduction in the openness of the Green Belt and to ensure 
the lighting would not harm commuting bats in accordance with policies P3, 
DM1 and G4 of the adopted Rochdale Core Strategy, saved UDP policy NE/2 
and the National Planning Policy Framework.

16.No development shall take place until a method statement detailing all 
proposed earthmoving, and construction works (including the design and 
means of construction of foundations) has first been submitted to and 
approved in writing by the Local Planning Authority. The development shall 
thereafter only be carried out in accordance with the approved method 
statement.

Reason. In order to protect the water bodies which adjoin the site, in 
accordance with policies DM1 and G9 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework.

17.No development shall take place until a Method Statement and Mitigation 
Strategy as detailed within the submitted bat survey by The Tyler Partnership 
and dated 27th May 2015 has been submitted to and approved in writing by 



the local planning authority. The development shall be carried out in 
accordance with the Method Statement and Mitigation Strategy.

Reason: To safeguard any protected species which may be present within the 
building in accordance with Policies G6 and G7 of the adopted Core Strategy 
and the National Planning Policy Framework.

Reason for pre-commencement condition: To ensure an appropriate scheme 
for the protection and conservation of bats. 

18.The reserved matters applications for the development hereby approved shall 
include the submission of a Crime Impact Statement and shall demonstrate 
suitable crime prevention measures are incorporated into the development. 
The development shall be carried out in accordance with the approved details. 

Reason: In order to ensure that appropriate measures are put in place to 
minimise the risk of crime and anti-social behaviour in accordance with policy 
P3 of the adopted Rochdale Core Strategy and the requirements of the 
National Planning Policy Framework.

Notes for Applicant

 Contractors should be observant for protected species and should any 
species be found during works, then works should cease immediately and 
advice sought from a suitably qualified ecologist.  

 Notwithstanding that Planning Consent is granted it does not absolve the 
applicant, site owner, developer or any other party involved with the work from 
ensuring that an application is made for a Natural England Mitigation licence 
to legally undertake work that will affect bat/s or their roost/place of shelter. If 
work is undertaken without a licence and bat/s or their roost/s is/are affected 
then a breach of current wildlife legislation will occur for which penalties are 
high.

 It is recommend that the developer undertakes further works in line with the 
guidance provided within ‘CLR11 Model Procedures’, ‘Guiding Principles for 
Land Contamination’ and ‘Groundwater Protection: Principles and Practice’ 
which are available on the Environment Agency’s website at the following 
addresses:
https://www.gov.uk/government/collections/land-contamination-technical-
guidance
 

 Where deep foundations are proposed it is recommend the developer follows 
the guidance set out within the Environment Agency’s document ‘Piling and 
Penetrative Ground Improvement Methods on Land Affected by 
Contamination’ which is available on our website at the following address:
http://webarchive.nationalarchives.gov.uk/20140328084622/http://cdn.environ
ment-agency.gov.uk/scho0501bitt-e-e.pdf

https://www.gov.uk/government/collections/land-contamination-technical-guidance
https://www.gov.uk/government/collections/land-contamination-technical-guidance
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environment-agency.gov.uk/scho0501bitt-e-e.pdf
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environment-agency.gov.uk/scho0501bitt-e-e.pdf


 Excavated materials that are recovered via a treatment operation can be re-
used on-site under the CL:AIRE Definition of Waste: Development Industry 
Code of Practice. This voluntary Code of Practice provides a framework for 
determining whether or not excavated material arising from site during 
remediation and/or land development works are waste.

 Developers should ensure that all contaminated materials are adequately 
characterised both chemically and physically, and that the permitting status of 
any proposed on site operations are clear. If in doubt, the Environment 
Agency should be contacted for advice at an early stage to avoid any delays.

 The Environment Agency recommends that developer should refer to the 
Environment Agency’s  Position statement on the Definition of Waste: 
Development Industry Code of Practice and; website at 
https://www.gov.uk/government/organisations/environment-agency for further 
guidance.

 Contaminated soil that is, or must be disposed of, is waste. Therefore, its 
handling, transport, treatment and disposal is subject to waste management 
legislation, which includes:
 Duty of Care Regulations 1991
 Hazardous Waste (England and Wales) Regulations 2005
 Environmental Permitting (England and Wales) Regulations 2010
 The Waste (England and Wales) Regulations 2011

 Developers should ensure that all contaminated materials are adequately 
characterised both chemically and physically in line with British Standards BS 
EN 14899:2005 'Characterisation of Waste - Sampling of Waste Materials - 
Framework for the Preparation and Application of a Sampling Plan' and that 
the permitting status of any proposed treatment or disposal activity is clear. If 
in doubt, the Environment Agency should be contacted for advice at an early 
stage to avoid any delays

If the total quantity of waste material to be produced at or taken off site is 
hazardous waste and is 500kg or greater in any 12 month period the 
developer will need to register with us as a hazardous waste producer. Refer 
to our website at https://www.gov.uk/government/organisations/environment-
agency for more information.

 Should any trenches or excavations be required, an escape route for animals 
that enter the excavation must be provided, especially if left open overnight.  
Ramps should be no greater that 45 degrees in angle.  Ideally any holes 
should be securely covered.  This will ensure no animals are trapped during 
works.

 All excavations left open overnight or longer should be checked prior to the 
continuation of works or infilling.  Back filling should be completed 
immediately after any excavations, ideally back filling as an ongoing process 
to the work in hand.

https://www.gov.uk/government/organisations/environment-agency

