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DELEGATION

1.1 This is a major application referred to the Planning and Licensing 
Committee as more than 10 objections have been received.

PROPOSAL SUMMARY

2.1 Full planning permission is sought for the erection of 40 supported living 
apartments with an ancillary café in one 3 storey block of 28 apartments 
and 2no. two storey blocks of six apartments.

RECOMMENDATION

3.1 GRANT planning permission subject to the conditions listed in the report.

REASON FOR RECOMMENDATION

4.1 The proposed development would provide 40 supported living apartments 
and an ancillary café in a sustainable location within the existing urban 
area and on a site where a previous application for residential 
development has been approved. The development would make a 
significant contribution to the supply of housing in a sustainable location, 
as well as valuable supported living accommodation. The access 
arrangements are acceptable and the provision of parking is also 
acceptable for the uses. The development accords with the development 
plan and the design and layout of the development is acceptable in the 
context of the local area. The impacts of the development can be 
appropriately mitigated through conditions and the proposal therefore 
comprises sustainable development.

SITE

The application relates to the site occupied by the car park of the former Public 
House (PH) ‘The Ladybarn’ and an area of greenfield (previously undeveloped) 
land to the north. The former Ladybarn PH is currently being converted into 
seven residential units (application 15/01464/FUL).

The application site is located at the northern end of Harbour Lane and sits 
alongside Elizabethan Way, although at a lower ground level. To the west of the 
former car park site is the Milnrow Bowling Club (comprising its bowling green 
and its small pavilion/clubhouse building), and also modern dwellings on 
Shepherd Way. To the south are older, terraced houses along Harbour Lane.

The area of greenfield land to the north of the site is bordered to the north by the 
Metrolink tram line and to the east by an elevated section of Elizabethan Way. In 
between the area of greenfield land and the former car park a public footpath 
links Elizabethan Way to Shepherds Way/Bramhall Close. 



Elizabethan Way runs past the majority of the site but it is set at a level 
approximately 2m above the floor level of the former PH building, its car park 
and other former land. 

There are several trees within the site and also mature hedgerow planting within 
parts of the site and along parts of its boundary. The trees include several 
mature, (deciduous), specimens at the rear of some of the parking spaces, a 
mature leylandii tree, (in the centre of the car park), and other mature trees 
along the boundary shared with No.58 Harbour Lane.

PROPOSAL

The application proposes the erection of 40 supported living apartments and a 
café. The apartments would be situated in one three storey block of 28 
apartments and 2no. two storey blocks of six apartments. The café would be 
within the three storey block.

The three storey block is proposed to the northern part of the site on land that is 
currently undeveloped. This block would comprise an L shaped building that 
would be predominantly three storeys in height but include a two storey section 
to the west and one and a half storeys to the south.

The building would be orientated with a long elevation facing the north boundary 
of the site at a distance of 6.78m to the boundary with No.11a. To the west 
boundary a short elevation would be separated by a distance of approximately 
4.5m and to this elevation the height of the building would be reduced to two 
storeys for a depth of 8.45m. A long but staggered elevation would face the east 
boundary at a minimum distance of approximately 12.5m and to the south the 
building would be reduced to one and a half storeys for a depth of approximately 
8.8 metres with a minimum separation distance of approximately 2.0m from the 
boundary. 

Fenestration is proposed to the  majority of the elevations with the exception of 
the gable ends in proximity to the boundaries of the site, which are blank or 
contain only ground floor windows. These are to the west on the two storey 
section of the building, to the east, on the northern most section of this elevation 
and to the south on the section above the proposed café. 

Internally the two and three storey building would provide 28 units.. Each unit 
would have a through kitchen/living area, a double bedroom, a bathroom and 
storage cupboard. Staff accommodation will also be provided to each floor.

The café would be located to the ground floor of the larger block. It is intended 
that the primary users for the café will comprise, occupants, their visitors and the 
staff but it will also be open to the wider public. The café would comprise an 
area of 115 sq m which would allow seating for approximately 32 people. It 
would also include a small serving counter, wash/store area and a WC. The café 
and the residential units behind would be accessed via a small lobby that would 
sit to the south (front) elevation. 



The block is designed as a brick built and rendered building that would include 
decorative gable features. Large windows are included to each elevation and 
the development has a pitched roof with a maximum height of 11 metres.  

The two storey blocks of accommodation are proposed to the southern portion 
of the site on the former pub car park.  These blocks would be set in a court 
yard layout with their front elevations facing towards each other at a minimum 
distance of 10 metres. This layout would have the main elevations facing to the 
north and south and each would have a maximum width of 22 metres and a 
depth of 14.3 metres, with blank elevations facing to the west. The units would 
be designed in a similar style to the three storey block, with decorative gable 
features and a pitched roof. The maximum ridge height would be 9.6 metres. 
Each of the smaller blocks includes six residential units with a similar layout to 
those within the larger block, as well as staff accommodation on each floor of 
each of the two blocks.

Access to the site is proposed via Harbour Lane, utilising the existing former pub 
access. Seven parking spaces are proposed to the west of the two storey blocks 
and nineteen spaces are proposed to the east and south east of the three storey 
block. 

The application states that the proposal would provide housing to vulnerable 
adults aged 21 and over. The development would offer elements of independent 
living (tailored to the needs of the individual) whilst also providing on site support 
from staff when required. The site will be managed and staffed 24 hours a day, 
with a concierge service controlling all movements to and from the building.

RELEVANT PLANNING POLICY

National

National Planning Policy Framework (NPPF) - Published March 2012 
- The NPPF sets out the Government’s planning policies for England and 

how these are expected to be applied.

National Planning Practice Guidance (NPPG) - Published March 2014 
- The guidance is intended to complement the NPPF and provides a single 

resource for planning guidance. 

Local

Adopted Rochdale Core Strategy (CS):

SO1 Delivering a more prosperous economy
E1 Establishing thriving town, district and local centres
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 
C6 Improving health and well being
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
G6 Enhancing green infrastructure
G7 Increasing the value of biodiversity and geodiversity
G8 Managing water resources and flood risk
G9 Recuing the impact of pollution, contamination and land instability

SO5 Improving accessibility and delivering sustainable transport
T1 Delivering sustainable transport
T2 Improving accessibility

DM1 General development requirements

Unitary Development Plan (UDP): 

G/D/1              Defined Urban Area

Supplementary Planning Documents (SPD):
- Guidelines and Standards for Residential Development (June 2016)
- Oldham and Rochdale Residential Design Guide (September 2007)

RELEVANT SITE HISTORY

16/00399/OUT – Outline application (including access) for residential 
development of 6 dwellings – Approved.

15/01464/FUL – Demolition of flat roof section of existing building and change of 
use and conversion from public house to 7 residential units – Approved.

15/00216/HYBR – Outline application (including access) for residential 
development on adjacent land together with the provision of car parking for the 
bowling club and full application for part demolition and conversion of existing 
building into 4 dwellings – Approved.

14/00187/OUT – Outline application for residential development – 9 dwellings 
(including access) and including demolition of existing public house – 
Withdrawn.



CONSULTATION RESPONSES

Drainage - It is apparent that the Flood Risk Assessment has been carried out, 
by the Applicant’s Engineer in accordance with the National Planning Policy 
Framework (NPPF).

The development site is in Flood Zone 1, adjacent to a flood zone 2, to the east. 
As such, no flood compensation volume provision is required.

The site is considered to be a greenfield plot, so the surface water runoff 
calculations should be made on this assumption. The 1 in 100 + 40% climate 
change allowance year flood event shall be attenuated, retained and discharged 
within the site to infiltration features. 

Section 6.0 of the Applicants Flood Risk Assessment by EPG indicates that the 
site’s ground conditions are favourable for the installation of infiltration 
sustainable drainage systems (SuDS). The SuDS design proposes 3no. 
attenuation tanks with permeable sides and base. The proposals are in 
accordance with the indicative soakaway rates of approx. 0.145m/ hr. An 
attenuation volume requirement of 165 cu.m. is quoted in the EPG report, but 
the three tanks shown on the Architect’s plan appear to add up to 87 cu.m. This 
should be clarified at the detailed design stage.

As Drainage & Flooding Engineer for Rochdale Council, I have no objections to 
this proposed outline development. It is of particular note that the applicant aims 
to include Sustainable Urban Drainage system to deal with all surface water, 
within the site boundary. Drainage condition requested.

Highways And Engineering - The volumes of traffic generation by sheltered 
accommodation will not cause congestion or capacity issues on the 
neighbouring highways network. As this is sheltered accommodation the car 
ownership levels expected are much lower and the parking provision for the site 
is deemed adequate. Should the provision of parking be insufficient there is a 
sufficient space onside to accommodate more vehicles without compromising 
the highways network. The level of traffic this development would generation 
would not create a significant negative impact upon the existing local highway 
network. We do not envisage capacity issues due to the approval of this 
development; the surrounding network will adequately accommodate vehicles 
from the development. 

The development will not have a significant negative impact upon road safety. 
The existing access to the highway will be utilised for this proposal. I do not 
consider this an intensification of use and I have no data to suggest the current 
access is dangerous. 

Env Health - Noise/Odours - No objection to the proposal subject to a condition 
requirement the apartments to be constructed as per the detail of the submitted 
acoustic report. 



Environmental Control (Landfill Gas) - The report is acceptable, however since 
there is a requirement for a watching brief and gas protection measures to be 
installed I will require a report (including photographs) confirming the watching 
brief did not identify the presence of contamination and a validation report for 
the installation of the gas protection measures.

Environment Agency - No objection but comment made on contamination and 
drainage of the site. 

Gtr Manchester Ecology Unit - No objections but recommended condition that 
vegetation clearance is undertaken outside of the bird nesting season and 
advice that efforts are made to retain trees and hedges on site and incorporate 
new tree planting.

GMP - Design For Security - The proposed development should be designed 
and constructed in accordance with the recommendations contained within 
section 3.3 of the submitted crime impact statement and a planning condition 
should be added to reflect the physical security specification listed within section 
f 4 of the submitted crime impact statement. 

Our support of this application is dependent on the recommendations made 
within the crime impact statement being incorporated into this proposal. 

Natural England (North West Planning) - No objection but a request to refer the 
application to Natural England Standing Advice.  

Strategic Transport Planning Co-Ordinator - Request for condition for a dust 
management plan.

Street Lighting – Request confirmation from the developer of whether the 
highway will be adopted. If so, they will be required to submit detailed lighting 
plans meeting the requirements of Rochdale Street Lighting PFI specification. It 
should be advised to the applicant/developer that they should seek guidance on 
the street lighting specification and lighting classification to be used for the 
design through the highways engineer. 

Transport For Greater Manchester - No objection. 

Tree Officer - The trees proposed for removal are not of high quality and many 
are classes as young so could easily be replaced with more suitable tree 
species. I have no objections to the retention of mature willows T17 and T18, 
which will provide screening from the main road and some softening within the 
development, however they are unlikely to be suitable for long term retention. A 
detailed landscape plan should be submitted that includes planting proposals to 
mitigate the proposed loss of the existing younger trees as well as future 
replacements for the retained trees.

There is no mention within the proposal of the two mature ash trees, growing 
opposite the existing Ladybarn building. These trees provide high amenity value, 
particularly the most southerly of the pair and should be retained. The ash trees 



are technically outside the proposal area, but they overhang the access road to 
the development. An arboricultural implications assessment and protecting 
fencing should be proposed to ensure these trees are not damaged by vehicles 
accessing the site. 

United Utilities - No objection, conditions recommended. 

Waste And Recycling Manager - No objections, there is sufficient room for bins. 
Advised on the developers cost for bins.

REPRESENTATIONS

The application has been publicised with a site notice, neighbour notification 
letters and a press notice. 133 objections have been received and these are 
summarised below along with a brief response to each point raised. Additional 
re-consultation has recently been undertaken and any further comments over 
and above those received will be reported in the Update Report.

- The number of parking spaces is not sufficient for the number of units – 
while not all residents will have cars, friends, family and staff will. The 
development will result in parking pressures on the adjacent roads 
including, Bramhall Close, Harbour Lane, Shephards Way and Buckley 
Chase. Harbour Lane is effectively a single track road as it is used for on 
street residents parking. Development will place additional pressure on 
the junction of Harbour Lane and Elizabethan Way. 

Officer response: The number of parking spaces, means of access and 
highway/junction capacity are considered to be acceptable by the highway 
authority and no safety concerns are raised. Supported living 
accommodation car ownership is likely to be much lower than other types of 
residential development. The number of spaces is considered sufficient to 
serve residents, staff and visitors to the site. 

- The application would represent over development of the site and would 
be only 4m from the garden of 11a Bramhall Close resulting in loss of 
privacy and contravening human rights legislation.

Officer response: The scale of the development has been reduced since 
receipt of the application and the distance to the boundary with No.11a has 
increased to 6.7m. This is noted further in the ‘Amenity’ section of the report. 
The applicant has been asked to further increase the distance to the 
boundary with No.11a and an update will be provided in the Update Report.

- The undeveloped area of the site provides visual relief to the area.

Officer response: The principle of development on the site has been 
previously accepted. The application represents appropriate development of 
a part greenfield site. 

- The undeveloped land provides a wildlife habitat. 



Officer response: The site is not considered to have high potential to support 
any specially protected or priority habitats or species and GMEU has been 
consulted. The site does have some features of local conservation interest, 
including established trees and shrubs and conditions are therefore 
recommended to reintroduce new habitat in the landscaping of the 
development and to prevent vegetation clearance in the bird nesting season.

- The undeveloped land provides an area for local children to play.

Officer response: The principle of development on the site has been 
previously accepted on the site. The application represents appropriate 
development of a part greenfield site.

- The undeveloped land provides a buffer between the existing houses and 
the Metrolink and Elizabethan Way, reducing noise, odours and air 
pollution. 

Officer response: The application represents appropriate development of a 
part greenfield site and would not result in any undue noise, odour or air 
pollution. The noise assessment demonstrates the development would be 
acceptable subject to mitigation.

- Concern over the loss of trees. The arboricultural report is out of date.

Officer response: The trees proposed for removal are not of high quality and 
many are classed as young so could easily be replaced with more suitable 
tree species. The Tree Officer has raised no issues with the report.

- The undeveloped land was previously set aside to mitigate previous 
losses of woodland and open space. 

Officer response: The principle of development on this site has been 
previously accepted. The application represents appropriate development of 
a site in a sustainable location.

- The buildings are out of keeping with the local area. The layout and scale 
does not respect the form of the local area which is characterised by 
large and well-spaced plots. The 3 storey development will impact on the 
privacy of surrounding homes and gardens.

Officer response: The design, layout and scale of the development has been 
amended during the application process. This is considered further in the 
‘Analysis’ section of the report.

- Development will be set either side of a right of way impacting on the 
safety of the right of way users. 

Officer response: The development would retain the existing footpath and 
result in no undue impact on its use or safety.



- The two storey development including the layout of parking will impact on 
the residents of Shepards Way. 

Officer response: The area was previously used as a car park and the 
formation of new parking spaces would not result in undue harm.

- Impact on local drainage – Victorian drains were not built to 
accommodate the overdevelopment of Milnrow. 

Officer response: The development would incorporate sustainable urban 
drainage systems for surface water. Further information on drainage will be 
required but it is considered that appropriate drainage can be achieved on 
the site. No objection is raised by the Council’s drainage engineer.

- Impact no ground stability not clear. 

Officer response: Land stability is the responsibility of the developer. The site 
is relatively flat and further details will be required to ensure no detriment to 
the metrolink line. 

- Final levels not clear. 

Officer response: The levels are illustrated on the plans and a condition is 
also recommended to require detailed levels information prior to 
commencement.

- Unsuitable site for supported living – there are more suitable brown field 
sites with good transport links. The site would be more suited to standard 
housing.

Officer response: The application must be assessed on its merits and it is 
considered suitable for the development proposed.

- The impact on the Ladybarn – Is this a listed building? 

Officer response: The Ladybarn is not a listed building. The impact on the 
existing building, which is being converted to dwellings, is considered to be 
acceptable. 

- The increase in 24 hour noise with staff movements, emergency vehicles 
etc. 

Officer response: Movements to the site would not be excessive and would 
not result in undue harm. 

- Planning permission was previously refused for the development of the 
ladybarn into 32 units due to highway safety concerns. 



Officer response: The application must be assessed on its own merits and it 
is considered suitable for the site.

- The impact on local services including doctors. 

Officer response: The scale of development is considered to be acceptable. 
A condition will be attached to require the use to remain within Use Class C3 
(b) as other residential uses may give rise to different material 
considerations. 

- Concern over the future residents of the development.

Officer response: This is a negative perception. The Local Planning Authority 
cannot place under control over the residents of the development, although it 
will be conditioned that the proposal remains as supported living 
accommodation. 

- The impact the development would have on anti-social behaviour in the 
area. Concerns that the café could attract people who wish to target the 
vulnerable residents – this would pose a risk to residents and locals.

Officer response: Unsubstantiated concerns of anti-social behaviour cannot 
be taken into account. The Local Planning Authority cannot place under 
control over the residents of the development, although it will be conditioned 
that the proposal remains as supported living accommodation. The 
management of the café and safeguarding of residents will be the 
reasonability of the operator.

- Can the planning department deal with the application objectively given 
Council involvement with the scheme.

Officer response: The Council’s Adult Care Service is a separate department 
which operates independently from the Planning Department. Each planning 
application is determined on its own merits, regardless of applicant or 
Council involvement. 

- Concerns regarding the level of publicity.

Officer response: The publicity of the application was carried out in line with 
statutory requirements. 

ANALYSIS

Principle of Development

Planning law requires applications to be determined in accordance with the 
development plan unless material considerations indicate otherwise. The 
National Planning Policy Framework (NPPF) published in 2012 is one such 
material consideration and whilst it does not change the legal status of the 



development plan, it promotes a presumption in favour of sustainable 
development, to which there are three mutually dependent dimensions: 
economic, social and environmental.  

Paragraph 14 of the NPPF states that for decision-taking, the presumption in 
favour of sustainable development means: 

 Approving development proposals that accord with the development plan 
without delay, and

 Where the development plan is silent, or relevant policies are out-of-date, 
granting planning permission unless:

o Any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the 
policies in the Framework taken as a whole; or 

o Specific policies in the framework indicate development should be 
restricted. 

In addition, a further material consideration is the planning permission previously 
granted for development of the site under applications 16/00399/OUT 
(development of the northern section of the site for 6 dwellings) and 
15/00216/HYBR (development of the former pub car park with outline 
permission for residential – all matters were reserved). It is noted that these 
permissions remain extant and the principle of the use of the site for residential 
development has been established through the grant of these permissions. 

Assessing the current application, it is noted that it is for supported living with an 
ancillary café. Whilst it is recognised that supported living apartments are an 
alternate type of residential use, they remain under the envelope of residential, 
for which the principle of development has already been established. 

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. The 
policy acknowledges that this is a challenging target and whilst it seeks to 
ensure the focus is on maximising the use of brownfield sites it states that the 
development of greenfield sites may be necessary and accepted, specifically 
where it is demonstrated that the development would have limited adverse 
impact on green infrastructure or amenity value in and around the site; and 
green infrastructure is, wherever possible, incorporated into the scheme. 

The National Planning Policy Framework requires local authorities to 
demonstrate a deliverable five year supply of housing land.  In doing this, it is 
necessary to deal with any previous underperformance against the target in the 
plan period and therefore the target for the first five years takes account of 
actual performance in the period 2012 to 2016.  In that period there was a total 
overall underperformance against the revised Core Strategy target of 504. 
Taking account of this underperformance increases the base target for this 
period to 561 per annum (i.e. 504/5 + 460).  This therefore gives a target of 589 
per annum with a 5% buffer applied and 673 if a 20% buffer is applied.  Appeal 
decisions and recent performance would suggest that a 20% buffer would need 
to be applied in order to be consistent with the guidance in NPPF. Therefore the 
target of 673 is the most appropriate to use in considering a five year supply. 



The latest published information in respect of the Council’s housing supply is the 
2016 Strategic Housing Land Availability Assessment (SHLAA) which shows the 
position as at 1st April 2016. The five year supply as at 1st April 2016 
demonstrates that there is capacity to deliver 717 additional dwellings per 
annum in the first five years. Therefore if the revised Core Strategy target was to 
be applied the Council could demonstrate a five year supply (5.3 years) of land 
available to deliver new housing as at 1st April 2016.

The 2017 SHLAA is currently being produced but has yet to be published. The 
number of additional homes completed in the Borough in 2016/17 was 315, 145 
below the target of 460 set out in the Core Strategy. This would increase the 
shortfall in the plan period to 649 (i.e. 504+145) and mean that the revised base 
target for the next five years is 590.  If the 20% buffer is applied it means that 
the net supply of additional homes as at 1st April 2017 would need to be at least 
708 per annum to demonstrate a five year deliverable supply.

In terms of considering the need for the site to come forward, delivery as well as 
supply must be taken into account. The net completion figure for 2016/17 shows 
that there needs to be a significant uplift in the number of homes being built in 
the Borough. Continual underperformance against the target will mean that the 
target to be met over the next five years will rapidly increase. This site is in a 
sustainable location and having regard to the previous consents for residential 
development on the site, the principle of the development for 40 supported living 
units is considered acceptable and would make a valuable contribution to the 
supply of housing in the Borough.

Use Class

In terms of the use class of the proposed units of accommodation, it is noted 
that some debate exists over the classification of supported living as either a C2 
or a C3 use. Use Class C2 is ‘Residential institutions’ and states ‘Use for the 
provision of residential accommodation and care to people in need of care 
(other than a use with Class C3 (dwelling houses))’. Use Class C3 is headed 
‘Dwellinghouses’ and states ‘Use as a dwellinghouse (whether or not as a sole 
or main residence) by – […] (b) not more than six residents living together as a 
single household where care is provided for residents’.

Therefore, the primary characteristics which set Use Class C2 apart from C3 are 
the provision of personal care and treatment and that the residents and staff do 
not form a single household. Although now cancelled and superseded by the 
National Planning Practice Guidance, Circulars 03/2005 and 08/2010 provided 
some clarity on the issue and noted that class C3(b) makes provision for 
supported housing schemes, such as those for people with disabilities or mental 
health problems.  

It is noted that the layout of the development is such that it would consist of 40 
clearly separate units of accommodation, with no shared facilities or communal 
areas. Staff accommodation would be provided to assist in supplying 24 hour 
support provision but the units would allow independent living. The supported 



living apartments would therefore in this case be self-contained, in that they 
would afford the facilities required for day to day private domestic existence, 
which is generally a feature of premises described as a dwellinghouse; the 
resident, or residents, in each unit would form a single household.

In light of this, it is considered appropriate to apply a condition to the permission 
to restrict the use of the units of accommodation to Class C3(b), as opposed to 
an un-restricted C3 use, which would have different material considerations, 
such as education and other infrastructure implications.

Impact on Milnrow town centre

As well as primary supported living accommodation proposed under the 
application, an ancillary café unit it also proposed and it is intended that this be 
available to residents and their visitors as well as the general public. A café is an 
established town centre use and under policies E1 and E2 it is clear that the 
Council should protect these existing centres and focus retail and leisure 
development within town centres to support their vitality and viability. 

Chapter 2 of the NPPF also aims to promote competitive town centres and 
establishes that local planning authorities should apply a sequential test to 
planning applications for main town centre uses that are not in a town centre.

In the case of this application the inclusion of the café is integral to the 
development providing a facility for both future occupants and the general 
public. It is noted that policy E1 does allow for small scale shops and services 
outside of centres where they can meet a local need, are not served by an 
existing centre and would be accessible on foot. In the case of this development 
the café is dependent on the supported living apartments and as such it is 
considered that the development would not unduly harm the vitality or viability of 
the local centre. It is however considered that a condition should be included on 
any approval to ensure that the café remains as an integral and ancillary part of 
the supported living apartments. 

Design, Layout and Scale

Policies DM1 and P3 of the Council’s adopted Core Strategy requires 
development proposals to demonstrate high quality design. In addition, 
paragraphs 56 and 58 of the National Planning Policy Framework (NPPF) state 
that the Government attaches great importance to the design of the built 
environment and that good design should contribute positively, making places 
better for people and should be visually attractive as a result of good 
architecture and appropriate landscaping. 

Principles of good design in housing schemes are also outlined within the 
Supplementary Planning Document (SPD): Oldham and Rochdale Residential 
Design Guide.

The proposed accommodation would be set out in a two/three storey block to the 
north of the site and 2 no. two storey blocks to the south. The blocks have been 



designed in a relatively modern style with a mix of brick and render to the walls 
and the inclusion of a modern layout of style of fenestration. The two/three storey 
block also incorporates slightly projecting gables and set back areas of corridor 
glazing, creating the illusion of breaks to the elevations. 

The three storey block also includes a two storey section to the west and a one 
and a half storey section to the south. This further breaks up the massing of the 
building reducing its visual impact on the site and resulting in a development that 
scales comfortably in this section of the site. 

The scale, design and layout of the two/three storey block has been reduced 
since receipt of the application and it is considered that it would sit comfortably 
within the site. The development would be a well-designed modern building that 
would not attempt to mimic the existing style of nearby dwellings, but would 
complement them with the incorporation of some corresponding materials and a 
reduced height in the areas close to existing development. With the inclusion of 
the aforementioned set back glazing, roof height and a mix of materials the 
massing of the development would appear acceptable, with a building that would 
integrate well with the surrounding area and local topography.

The topography of the site is also such that when viewed from the Elizabethan 
Way the site is set at a lower level. This would result in an apparent reduction in 
the height from this viewpoint due to the elevated position of the highway. When 
viewed from highway it is considered that the development would sit comfortably 
within the site and appear as an appropriate addition.

Turning to the two storey blocks, these would include similar design features to 
the larger two/three storey block. The two storey height is considered to be more 
appropriate in this location, sited between existing development and the former 
Ladybarn PH. The two storey blocks would be visible when entering the site from 
Harbour Lane, and from this view point the new development would appear 
appropriately scaled for the site and of a design that provides a modern yet 
complementary appearance. These two buildings would sufficiently separated 
from the former Ladybarn PH, meaning the Ladybarn could still be read as an 
independent development and one that complements the area.

It is noted that residential development has previously been approved to both the 
northern and southern sections of this site and it is considered that the current 
proposal would broadly comply with the principles that have been previously 
established. The design, scale and massing of the building would create a 
development that would sit comfortably within the site and it is considered that 
the application would appropriately protect visual amenity. Some further details 
will be required prior to development, such as material samples. It is however 
appropriate to condition such details and the application would therefore accord 
with policies P1, P2 and DM1 of the Core Strategy.



Ecology and Landscaping

Policy G7 of the CS requires developments to protect existing biodiversity 
including trees and vegetation.  The NPPF also requires the planning system to 
contribute to and enhance the natural and local environment. 

The application proposes a former pub car park to the south and previously 
undeveloped land to the south. As previously referenced, extant permissions 
exist on both parts of the site. The area to the north of the site consists 
predominantly of overgrown grasses, and shrubs with some trees. There are 
also trees to the south of the site. 

The Greater Manchester Ecology Unit (GMEU) have provided comment on the 
application and advised that the site is not designated for its nature conservation 
interest, nor is it considered to have high potential to support any specially 
protected or priority habitats and species. As such they have no overall 
objections to the scheme on ecological grounds. GMEU have however noted 
that the site does have some features of local conservation interest, including 
established trees and shrubs. It has therefore been requested that if permission 
is granted conditions are included to control the clearance of vegetation outside 
of the bird nesting period and that efforts are made to retain trees and shrubs on 
the site and include new tree planting within a landscaping scheme. 

It is noted that Natural England has also raised no objection to the application. 
The Natural England Standing Advice should however be applied to any 
application and this relates to protected species. Advice on biodiversity and 
landscape enhancement has also been provided. 

Looking at the landscaping of the site it is noted that no landscaping plan has 
been submitted although an arboricultural report is provided. The proposed site 
context plan indicates where some soft landscaping would be provided and 
shows retained trees adjacent to the site entrance (located outside of the 
application site but partly within the applicant’s ownership). The plans indicate 
that most trees within the application site would not be retained although 
boundary hedging is shown to the north and west boundaries of the north part of 
the site. 

To assess the impact on trees consultations have been undertaken with the 
Council’s Tree and Woodland Development Officers. The trees proposed for 
removal are not of high quality and many are classed as young so could easily 
be replaced with more suitable tree species. There is no objection to the 
retention of mature willows to the north east corner of the site (T17 and T18). 
These will provide screening from the main road and some softening within the 
development, however they are unlikely to be suitable for long term retention. 

Further to the above it is considered that the removal of trees to facilitate the 
development is considered to be acceptable. However, a detailed landscaping 
plan is required and this should include proposals to mitigate the proposed loss 
of the existing trees. It is also noted that the two mature ash trees that are 
opposite the existing Ladybarn building are not referenced in the arboricultural 



report. It is noted that these trees lie outside of the application site but they 
provide high amenity value and should be retained. As such, so as to prevent 
damage to these trees protective fencing should be conditioned.

In light of the above, the impact of the development on ecology and trees is 
considered acceptable. Conditions are however required to control site 
clearance and the site landscaping and this should appropriately mitigate the 
losses proposed. The application is as such considered to be acceptable in the 
above regard and is in accordance with policy G7 of the adopted Core Strategy 
and the NPPF. 

Amenity

Policy DM1 of the Council’s adopted Core Strategy requires development 
proposals to demonstrate that they will not have a negative impact upon the 
amenities of future residents and occupiers. The National Planning Policy 
Framework advises that planning should always seek to secure a good standard 
of amenity for all existing and future occupants of land and buildings. 

Further to the above are the considerations of the Council’s Supplementary 
Planning Document (SPD)’Guidelines and Standards for Residential 
Development’. The SPD establishes that the following minimum space 
standards will be applied to all new residential developments and development 
which affect existing residential properties:

- 21m between directly facing principle windows of habitable rooms, at an 
upper floor level and 10.5m between a principal window at an upper floor 
level and a directly facing boundary of the curtilage. 

- 14m between a principal window and any directly facing two storey 
elevation which does not contain a principal window to a habitable room.

- 10m between a principal window and any directly facing single storey 
elevation which does not contain a principal window to a habitable room.

The two storey blocks would be sited on the former car park area and would be 
set in a court yard layout. The closest residential properties are those to the 
west along Shepards Way and blank gables are proposed to face towards this 
direction. To these gables a 14m separation distance from existing development 
(the rear elevation of existing properties) is easily achieved and it is considered 
that this layout would not adversely impact on the amenity of existing residents. 

It is noted that the northern two storey block would also result in some 
overlooking of the end of the gardens of no. 22 and 24 Shepherds Way. The 
building would lie approximately 2.5m from the boundary at this point, however 
given this relates only to a small section to the rear of the gardens, in areas that 
would likely not be used as intensively as areas closer to the host properties, it 
is considered that the shortfall referenced would result in only limited 
overlooking and would not unduly affect the privacy of existing residents to the 
extent that a refusal of planning permission could be substantiated.

Assessing internal relationships it is noted that at their closest, the two storey 
blocks would be at a distance of 10 metres to the boundary. This relationship 



would be between staff accommodation and as such the same level of amenity 
is not required and this distance is considered to be acceptable. The main 
distance between the two blocks would be approximately 15.5 metres and while 
it is recognised that this would still be a shortfall from the normally required 21m, 
the relationship is considered to be acceptable given the intended use. The two 
blocks are part of the same development and when residents make the decision 
to occupy the rooms in question, the internal relationships would be clear. The 
15m is sufficient to ensure that the rooms would not be subject to harmful 
overshadowing (it is in excess of 14m) and resident privacy can be controlled 
through internal features such as blinds. As such this relationship is considered 
to be acceptable. 

Looking at other development around the two storey blocks it is considered that 
the proposal would not result in undue harm. The southern most block would be 
separated and off-set from the former Ladybarn PH (currently under conversion 
to residential), thus ensuring residents there would not be subject to harm. The 
development would also not adversely impact the adjacent bowling club. 

Turning to the two/three storey block, the amended plans have reduced the 
height of the western part of the block to two storeys (it was formally three) and 
this reduces any impacts from overshadowing to an acceptable level, ensuring 
that the external amenity space for no. 15 Bramhall Close would not be 
adversely affected. It is noted that there are no habitable windows facing 
towards the west (corridor window only) and screening between the two sites is 
shown to be retained. Landscaping of the site is discussed earlier in the report 
and a landscaping scheme will be required with any approval. 

To the north of the site the amended plans have set the development 6.78m 
from the boundary with the garden of no. 11a Bramhall Close. The block would 
include habitable room windows facing towards this boundary, but the western 
most section has been reduced to two storeys. Assessing this relationship it is 
clear that the development would allow for overlooking of the garden of no. 11a. 
However, some screening would be provided to this boundary (as shown on the 
site context plan) and this can be controlled through the aforementioned 
required landscaping condition. It is also noted that the area of garden that 
would be overlooked is rather separated from no.11a, which appears to have a 
further area of garden sited adjacent to the rear of the property in an area that 
would not be overlooked by this proposal. Nevertheless, the part of the garden 
to the north of the site appears well maintained and as such, the applicant has 
been asked to further consider increasing the distance to this boundary and an 
update will be provided to members on this matter in the Update Report.

Further assessing the impact of the two/three storey block it is noted that 
amendments received have resulted in shifting the development further south 
and thus bringing the proposal closer to the northern boundary of no. 24. To 
reduce the impacts of this element to an acceptable level, amendments have 
removed the windows above ground floor level and reduced the height of this 
closest section to 1.5 storey’s. With these changes it is considered that the 
development would not result in any harmful overlooking of no. 24 or its amenity 
space and the massing of the development would not appear overbearing. 



Further to the above it is considered that the development would adequately 
protect the amenity of existing and future residents. It is noted that the 
development cannot fully meet the standards set out within the Council’s SPD – 
Guidelines and Standards for Residential Development. However, on balance it 
is considered that the impacts would not be unduly harmful and amenity would 
be adequately protected in accordance with policy DM1 of the Core Strategy.

In terms of the café use, it is noted that this could also result in impacts on 
existing and future residents. No concerns have however been raised in respect 
of this by the Council’s Public Protection Officer and it is considered that this 
part of the proposal would not result in undue harm subject to a condition for 
opening hours.

Noise

Further to the above it is noted that excessive noise levels exist across some of 
the site and the previous application for residential was amended to address this 
issue. Under policy G9 of the core strategy it is established that sensitive new 
development should not be adversely affected by existing sources of pollution. 
Policy DM1 also required that applications mitigate against any impacts due to 
noise, air, dust, light and odour pollution. 

The potential noise concerns were raised with the applicant prior to submission 
of the application with advice that this would need to be addressed as part of 
any submission. The application was therefore submitted with an acoustic report 
and this details that the east elevation that faces towards the Elizabethan Way 
and metrolink line will need to be fitted with non-opening windows in order to 
achieve acceptable internal daytime and night time noise levels. Ventilation to 
these rooms must therefore be provided by ventilators in the building façade. 
Other glazing requirements such as minimum seal and glass specifications are 
also required in order to achieve acceptable noise levels. 

The application and accompanying acoustic report have been assessed by the 
Council’s Public Protection (noise and odours) Officer who has confirmed that 
the details submitted are acceptable. As such, subject to the development being 
constructed in accordance with the recommendations of the noise report, 
acceptable noise levels can be provided, thus adequately protecting the amenity 
of future residents. The application is therefore acceptable in this regard and in 
accordance with the requirements of policy G9 and DM1 of the Core Strategy. 

Contamination 

Policy G9 of the core strategy requires that any risks arising from contaminated 
land are appropriately identified prior to any development taking place on the 
land and that identified actions required to remedy this risks are taken. 

Contaminated Land Phase 1 and 2 reports have been submitted with the 
application and assessed by the Council’s Public Protection (contamination) 
Officer. The reports have established that the site can be safely developed and 



recommend a watching brief and gas protection measures to be installed. An 
additional report will therefore be required to confirm that the watching brief did 
not identify the presence of contamination and a validation report for the 
installation of the gas protection measures. 

It is considered that these required reports could be appropriately conditioned 
and as such, subject to their inclusion, there are no undue contamination risks 
associated with developing the site. 

Highway safety

Policy DM1 of the Council’s adopted Core Strategy requires all development 
proposals, provide satisfactory vehicular access with adequate parking, 
manoeuvring and servicing arrangements, taking into account the proposed use 
and location. 

Policy T2 of the Core Strategy sets out that development and infrastructure 
proposals are required to satisfy the Council’s accessibility hierarchy and in all 
circumstances, the safety, accessibility and amenity of those who live or have 
business in the area will have priority, while providing reliable journey times for 
those travelling through. Developments are required to provide parking in 
compliance with the Council’s Maximum Car Parking Standards as set out in 
Appendix 5 of the CS.

Paragraph 32 of the NPPF states that development should only be prevented or 
refused on transport grounds where the residual cumulative impacts of 
development are severe. 

The application proposes to utilise the former pub access from Harbour Lane 
and then provide 26 parking spaces within the site. It is noted that objections 
have been raised by the public by the level of parking at the site and the 
increased traffic generation along Harbour Lane.

To fully assess the impacts on highway safety consultations have been 
undertaken with the Council’s Highway Service. This has confirmed that the 
volumes of traffic generated by supported living accommodation would not 
cause congestion or capacity issues on the neighbouring highway network. 
Also, given the proposed use, car ownership levels expected are much lower 
than for standard residential and as such the proposed parking provision is 
considered to be acceptable. 

Given the former use of the site, as a public house, Highways do not consider 
that there would be an intensification in use of the existing access and they do 
not consider the existing access to be dangerous. It is also considered that the 
surrounding highway network will adequately accommodate vehicles from the 
development and the proposal would not have an undue impact upon road 
safety.

It is noted that an existing footpath runs through the site. This is not a 
designated right of way although it is an established route. The application 



proposes to retain this footpath and it is acknowledged that it provides an 
important pedestrian link for local residents. It is noted that concerns have been 
raised over the impact on this footpath, particularly in regards to the safety of its 
uses. However, no concerns have been raised by Highways in this regard and it 
is considered that the footpaths users would not be put to undue risk. 

Further to the above it is considered that the application would not unduly 
impact upon highway and pedestrian safety and will maintain routes through the 
area and the application would accord with policies DM1 and T2 of the Core 
Strategy and the NPPF. 

Bin Storage

Policy DM1 of the Core Strategy requires provision for adequate servicing 
arrangements. Bin storage is proposed adjacent to each of the blocks. This 
provision has been considered by the Council’s Waste and Recycling Manager. 
No objections to the bin store layout have been raised and advice has been 
provided as to the cost of bin provision to the developer. 

Further to the above it is considered that the application demonstrates adequate 
bin storage and the application is therefore acceptable in this regard and in 
accordance with the requirements of policy DM1. 

Drainage

Policy G8 requires the Council to manage water resources and flood risk. 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.  A Flood Risk Assessment and Surface Water Management 
Plan have been submitted and it is intended that the site incorporate sustainable 
urban drainages systems to deal with all surface water within the site boundary. 

The Council’s Drainage Officer has provided comment on the application. It is 
noted that the development site is in Flood Zone 1 and adjacent to flood Zone 2 
to the east. As such, no flood compensation volume provision is required and 
the site is not at high risk of flooding. It is noted that the Environment Agency 
have raised no concerns in regards to flood risk on the site.

The submitted Flood Risk Assessment has indicated that the sites ground 
conditions are favourable for the installation of infiltration sustainable drainage 
systems (SUDS) and 3 no. attenuation tanks with permeable sides and base 
have been proposed. The submitted FRA has stated an attenuation requirement 
of 165 Cu m and it is noted that this has not been achieved on the submitted 
plans. As such it is considered that further drainage information will be required 
if the application is approved and this will require details in accordance with the 
submitted FRA. United Utilities have also requested that drainage conditions be 
included on any approval. 

Further to the above it is noted that the installation of SUDS are proposed 
throughout this development and this would provide sustainable drainage of the 



site. However to ensure this is achieved conditions are required and with these 
the application would accord with the requirement of policy G8 of the Core 
Strategy EM/7 of the UDP and policy in the NPPF. 

Secure by Design

To ensure that the application would have an appropriate layout and not unduly 
impact on crime in the area consultations have been undertaken with Greater 
Manchester Police. Comments received have confirmed no objection to the 
development and have advised that the recommendations within the submitted 
crime impact statement are conditioned. 

It is considered that the proposed development largely complies with the above, 
but it is noted that further details could be installed to improve the security of the 
site. However, as these matters may conflict with other conditions stipulated on 
the site in regards to layout etc, it is considered to appropriate, in this instance, 
to draw the applicants attention to the secured by design guidance and advise 
that this is followed, where appropriate.

Impact on Metrolink line

It is noted that the proposed development sits directly adjacent to the 
operational Metrolink line. There should therefore be an assurance that it does 
not impact on its safety or operation and in line with policy T1 continues to 
support sustainable transport in the borough.

Transport for Greater Manchester Manchester have commented on the 
application and provided no objection to the scheme. They have however 
requested a condition a Construction Management Plan and boundary treatment 
for the land adjacent to the metrolink line. These would be reasonable 
conditions and can be included on any approval for the site. 

A further condition has also been requested to ask for additional information to 
acoustically insulate the development against noise and vibration from the 
metrolink line. TFGM’s concerns in this regard are recognised, but this matter 
has already been considered and appropriate measures have been proposed 
and considered acceptable by the Council’s Public Protection Officer.  

Developer Contributions

Policy G6 of the Core Strategy requires that residential development should 
provide or contribute financially towards recreational open space in accordance 
with the standards set out in the ‘Provision of Recreational Open Space in New 
Housing’ SPD. The SPD sets out that all developments of more than 10 
dwellings (and those of 10 dwellings or less with a combined gross floorspace of 
more than 1000 square metres) with less than 100 bedrooms in total will be 
expected to make financial contributions in respect of the offsite 
provision/improvement of recreational open space. It is noted that an identified 
exception in the now cancelled Unitary Development Plan Policy H/6, to which 



the SPD relates, identified sheltered housing as an exception to open space 
contribution requirements.

It is considered unlikely that a development of this particular nature would lead 
directly to increased demand or adverse pressures on recreational open space 
and therefore it is not considered reasonable for the Council to seek a 
contribution in this case. 

Policy C4 of the Core Strategy sets out that the Council will seek affordable 
housing on all development of 15 dwellings or more, noting that affordable 
housing should be provided on-site, except in exceptional circumstances where 
off-site financial contributions would be accepted. However, it is noted that on 
this particular scheme, the individual units of accommodation would not be 
available on the open market and would operate as a form of social housing. In 
these circumstances, it is not considered appropriate to pursue affordable 
housing contributions.

Policy C7 of the Core Strategy sets out that the Council will seek developer 
contributions for the provision of educational facilities (including new school 
places) and employment skills and training.  However, it is due to the nature of 
the development it is considered that the proposal would not result in any extra 
pressure on the local schools.

Conclusion

The proposed development would provide 40 supported living apartments and 
an ancillary café in a sustainable location within the existing urban area and on 
a site where a previous application for residential development have been 
approved. The proposed development would make satisfactory use of the site 
and the proposed building is considered compatible with its surroundings having 
regard to the nature of the site. Sufficient parking can be provided within the site 
to serve the development and the proposal would not put under pressures on 
the highway network. All other material planning considerations outlined above 
can be addressed through the use of appropriately worded conditions. The 
proposal would make a valuable contribution to the supply of supported living 
accommodation and housing in the Borough.

RECOMMENDATION

It is recommended that the Planning and Licensing Committee resolves it is 
minded to GRANT planning permission subject to the following conditions:-

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

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

2. This permission relates to the following plans:



o Proposed Site Context Plan – Drawing no. 2312.OS.02 Rev B
o Block A - Proposed Ground Floor Plan – Drawing no. 2312.P.100 

Rev F
o Block A - Proposed First Floor Plan – Drawing no. 2312.P.101 Rev 

E
o Block A - Proposed Section Floor Plan – Drawing no. 2312.P.102 

Rev E
o Block A - Proposed Roof Plan – Drawing no. 2312.P.103 Rev E
o L-Shaped Block – Proposed Elevations Sheet 1
o L-Shaped Block – Proposed Elevations Sheet 2
o Proposed Floor Plans – Small Blocks – Drawing no. 2312.P.09
o Proposed Elevations – Small Blocks – Drawing no. 2312.P.10
o Design and Access Statement – IWA Architects dated July 2017
o Planning Statement – Dated October 2017
o Supporting Letter – Ref: PART100
o Crime Impact Statement – Ref: 2016/0408/CIS/01 24th November 

2017
o Phase 1 Desk Study – Ref 1151 Rev 0
o Phase 2 Ground Investigation and Contamination Assessment – 

Ref 1151A Rev 0
o Flood Risk Assessment – Ref EPG-8735-FRA-01
o Surface Water Management and Alternative Sustainable Drainage 

Layout – Ref EPG/8735/SD/001
o Surface Water Management Alternative Sustainable Drainage 

Typical Details – Drawing no. EPG/8735/SD/100
o Acoustic Planning Report – Ref: 0261/APR1
o Noise Impact Assessment – Prepared by DBZ acoustics ref 16058
o Ecological Appraisal -  Prepared by Verity Webster – dated 

September 2017
o Arboricultural Report – JCA ref: 12910/ME

The development shall be carried out in accordance with the approved 
drawings.

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

3. The assisted living apartments hereby permitted shall not be occupied 
other than for purposes within Class C3(b) of the Town and Country 
Planning (Use Classes) Order 1987 (as amended), or in any provision 
equivalent to that Class in any statutory instrument revoking and re-
enacting that Order.

Reason: The proposed dwellings are specifically intended to provide 
supported living accommodation through a Registered Provider Social 
Landlord. Other forms of residential use would have different amenity, 



affordable housing, public open space and education contribution 
requirements and would require further assessment.

4. The café hereby approved shall remain ancillary to the supported living 
apartments.

Reason: The site is outside of a local centre and the café is integral to the 
development as a whole and to accord with policies E1 and DM1 of the 
adopted Rochdale Core Strategy and policy in the National Planning 
Policy Framework. 

5. Notwithstanding any description of materials in the application no above 
ground construction works shall take place until samples and / or full 
specification of materials to be used externally on the buildings have 
been submitted to and approved in writing by the Local Planning 
Authority. Such details shall include the type, colour and texture of the 
materials. Development shall be carried out in accordance with the 
approved details.

Reason: In order to ensure a satisfactory appearance in the interests of 
visual amenity in accordance with policy DM1 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework.

6. No development shall take place until finished ground and floor levels for 
the proposed buildings relative to agreed off-site datum points have been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall be undertaken in accordance with the approved 
details.

Reason: In the interests of amenity and in compliance with policies P3 
and DM1 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework.

Reason for pre-commencement condition: The finished floor levels will 
dictate the ground works and therefore it is important that the levels are 
considered at an early stage and agreed before development 
commences on site.

7. No clearance of trees and shrubs in preparation for (or during the course 
of) development shall take place during the bird nesting season (March - 
August inclusive) unless an ecological survey has been submitted to and 
approved in writing by the Local Planning Authority to establish whether 
the site is utilised for bird nesting. Should the survey reveal the presence 
of any nesting species, then no development shall take place during the 
period specified above unless a mitigation strategy has first been 
submitted to and approved in writing by the Local Planning Authority 
which provides for the protection of nesting birds during the period of 
works on site.



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

8. Notwithstanding the details shown on the approved plans, the buildings 
hereby approved shall not be occupied until full details of both hard and 
soft landscaping works have been submitted to and approved in writing 
by the Local Planning Authority. The details shall include the formation of 
any banks, terraces or other earthworks, hard surfaced areas and 
materials, planting plans, specifications and schedules (including planting 
size, species and numbers/densities), existing plants / trees to be 
retained, a scheme for the timing / phasing of implementation works and 
elements to compensate for loss of trees, shrubs and bird nesting habitat.

The landscaping works shall be carried out in accordance with the 
approved scheme for timing / phasing of implementation or within the 
next planting season following final occupation of the development 
hereby permitted, whichever is the sooner.

Any trees or shrubs planted or retained in accordance with this condition 
which are removed, uprooted, destroyed, die or become severely 
damaged or become seriously diseased within 10 years of planting shall 
be replaced within the next planting season by trees or shrubs of similar 
size and species to those originally required to be planted.

Reason: To ensure that the site is satisfactorily landscaped having regard 
to its location and the nature of the proposed development and to secure 
biodiversity mitigation in accordance with Policies P3, G1, G6 and G7 of 
the adopted Rochdale Core Strategy and the National Planning Policy 
Framework.

9. No development or works of site preparation shall take place until all 
trees and hedges to be retained within or adjacent to the site, including 
the two ash trees to the south of the site, have been enclosed with 
temporary protective fencing in accordance with BS:5837:2012 'Trees in 
relation to design, demolition and construction. Recommendations'. The 
fencing shall be retained throughout the period of construction and no 
activity prohibited by BS:5837:2012 shall take place within such 
protective fencing during the construction period.

Reason: In order to protect the existing trees and hedges in the interests 
of the amenities of the area and in accordance with Policies G6 and G7 
of the adopted Rochdale Core Strategy and the National Planning Policy 
Framework.

10.No above ground works shall take place until full details of the boundary 
treatment of the site, to include a secure boundary adjacent to the 
operational Metrolink line, have been submitted to any approved in 
writing with the Local Planning Authority. The development shall be 



undertaken in accordance with the approved details prior to first 
occupation of the development and retained thereafter.

Reason: In the interests of visual and residential amenity and to ensure a 
safe boundary to the Metrolink line and to accord with policies P1, P3 and 
DM1 of the adopted Rochdale Core Strategy and policy in the National 
Planning Policy Framework. 

11.The development hereby approved shall be constructed in accordance 
with the recommendations of the submitted Noise Impact Assessment – 
prepared by dBx acoustics, ref 16058 Ladybarn, Milnrow and be retained 
as such thereafter. 

Reason: To protect residents from noise from the adjacent Metrolink line 
and the Elizabethan Way, in the interest of residential amenity and in 
accordance with policy DM1 of the adopted Rochdale Core Strategy and 
policy in the National Planning Policy Framework. 

12.The development hereby approved shall be carried out in accordance 
with the submitted Phase 2 report (prepared by Geotech Ltd, ref 
1151A:Rev 0). A validation report for the installation of gas protection 
measures and a report (with the inclusion of photographs) that identifies                                                                                                                                                                                        
that a watching brief has been undertaken throughout the groundworks, 
with confirmation that no contamination has been found, shall be 
submitted to and approved in writing prior to first occupation of the 
development. Any contamination not previously identified must be 
reported to the local planning authority with appropriate remediation 
proposals.

Reason: To ensure that any contamination of the site has been identified 
and appropriately mitigated in accordance with policy G9 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework. 

13.The parking spaces as identified on drawing no. 2312.OS.02 Rev B 
(Proposed Site Context Plan) shall be provided and made available for 
the parking of vehicles prior to first occupation of the development. The 
parking spaces shall thereafter be retained for the parking of vehicles. 

Reason: In the interests of highway safety and to ensure sufficient car 
parking is made available and in accordance with policy T2 and DM1 of 
the adopted Rochdale Core Strategy and the National Planning Policy 
Framework. 

14.The bin storage areas as identified on drawing no. 2312.OS.02 Rev B 
(Proposed Site Context Plan) shall be provided and made available for 
the storage of bins prior to first occupation of the development. The bin 
storage areas shall be retained thereafter. 

Reason: To ensure that sufficient bin storage exists on the site and to 
keep the highway clear of obstructions in accordance with policy DM1 of 



the adopted Rochdale Core Strategy and policy in the National Planning 
Policy Framework.

15.Notwithstanding any detail shown on the approved plans, no 
development shall take place until a detailed scheme for the discharge of 
surface water from the site (including surface water from the access and 
parking areas) has been submitted to and approved in writing by the 
Local Planning Authority. The scheme shall include provision of 
Sustainable Urban Drainage systems, as identified in the submitted Flood 
Risk Assessment (prepared by EPG – ref EPG-8735-FRA-01) and, for 
the avoidance of doubt shall include attenuation tanks with a minimum 
attenuation volume of 165 cubic metres. The scheme shall also include 
the background calculations or MicroDrainage model details. For the 
avoidance of doubt, foul and surface water shall be drained on separate 
systems. The duly approved scheme shall be implemented prior to first 
occupation of the building hereby permitted and retained as such 
thereafter.

Reason: To prevent an increased risk of flooding as a result of the 
development and to ensure satisfactory disposal of surface water from 
the site in accordance with Policy G8 of the adopted Rochdale Core 
Strategy, saved Policy EM/7 of the adopted Rochdale Unitary 
Development Plan and the National Planning Policy Framework. 

Reason for pre-commencement condition: Drainage infrastructure will 
need to be implemented prior to commencement of above ground works 
and a scheme therefore needs to be agreed in advance of the same.

16.No development shall take place, including site clearance, until a 
Construction Management Plan (CMP) with detailed method statements 
of construction and risk assessments, has been submitted to, and 
approved in writing by Rochdale Council.  The approved CMP shall 
include agreed safe methods of working adjacent to the Metrolink Hazard 
Zone and shall be adhered to throughout the construction period.  The 
CMP shall provide for: -

 the parking of vehicles of site operatives and visitors;
 loading and unloading of plant and materials;
 storage of plant and materials used in constructing the development;
 construction and demolition methods to be used; including the use of 

cranes (which must not oversail the tramway);
 measures to control the emission of dust and dirt during construction 

and;
 a scheme for recycling/disposing of waste resulting from demolition 

and construction works.
 a secure boundary to the operational Metrolink line. 

Reason: To ensure safe working adjacent to the Metrolink line and to 
mitigate construction impacts in accordance with policy DM1 of the 



adopted Rochdale Core Strategy and the National Planning Policy 
Framework.

Reason for pre-commencement condition: The Metrolink line is 
susceptible to any development in its near vicinity so this should be 
controlled to ensure the safety and operation of the Metrolink is not 
adversely affected. Dust control measures are required to be in place on 
commencement in the interests of air quality.

17.No external lighting shall be installed unless and until a detailed lighting 
scheme for any external lighting to be installed within all highways, 
footpaths, open spaces and on the building, has been submitted to and 
approved in writing by the Local Planning Authority.  Such details shall 
include the position and height and means of lighting to be affixed on the 
building or site and its luminance, angle of installation and any hoods to 
be fixed to the lights.  Only lighting as approved shall be installed on the 
site in accordance with the terms of any such approval.

Reason: In the interests of residential amenity, general amenity and 
biodiversity, in accordance with policies P3, G7, G9 and DM1 of the 
adopted Rochdale Core Strategy and the National Planning Policy 
Framework.


