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SITE LOCATION



1.1 The application is referred to the Planning and Licensing Committee as 
the development represents a departure from the Development Plan.

PROPOSAL SUMMARY

2.1 Full planning permission is sought for the change of use of land from 
recreational open space to an extension of an existing vehicle sales 
display area.

RECOMMENDATION

3.1 GRANT planning permission subject to the suggested conditions.

REASON FOR RECOMMENDATION

4.1

4.2

The proposed development of land designated as Recreational Open 
Space is a departure from the saved Unitary Development Plan (UDP), 
however this small parcel of land has limited value and its change of use 
will not prejudice the recreational value of the wider designation in this 
area. It is considered that the benefits that the scheme will bring in terms 
of improving the visual amenity of the area through improved boundary 
treatments and landscaping, on balance, outweigh the harm arising by 
virtue of the departure from UDP policy.

The proposal complies with other development management 
considerations in respect of the design and layout of the proposed sales 
area, boundary treatments and landscaping.  The relationship of the 
development with adjoining land uses and the impacts on highway safety 
and drainage are also considered to be satisfactory. Other impacts of the 
development are considered further in the report and can be suitably 
mitigated by the use of appropriate planning conditions.

DELEGATION



SITE

The application relates to a 0.02 hectare parcel of land that lies immediately to 
the north of the former Oakenrod Service Station on Bury Road in Bamford.  
The land forms part of a buffer between the football pitches owned by Rochdale 
St Clements Football Club and the existing vehicle sales display area on site at 
the former service station.  The land is designated as Recreational Open Space 
under saved Rochdale Unitary Development Plan (UDP) policy G/3.

The wider former Oakenrod Service Station site lies within the defined Urban 
Area on the northern side of Bury Road diagonally opposite the road junction 
with Brooklands Court.  The site is abutted by residential properties to the east 
(394 Bury Road) and to the west (404 Bury Road).  The front site boundary is 
formed of a low brick wall of around 0.5 metres in height across the frontage 
with two vehicular access points; one at either end of the frontage.  Temporary 
round top fencing panels surround the existing vehicle display area, including 
along the northern and western boundaries of the site, and have been in situ 
since at least June 2012. The primary use of the wider site is a hand car wash 
and valeting service, with motor repairs in the main building.

PROPOSAL

The application seeks full planning permission for the change of use of the land 
parcel adjacent to the existing vehicle sales display area from Recreational 
Open Space to an extension of the vehicle display area.   The new northern 
boundary would be secured with a 2.4m high green powder coated single bar 
mesh sports fence. 

A landscaped area is proposed along the northern boundary shared with the 
football pitches of Rochdale St Clements Football Club which has been secured 
through negotiation, but of which full details have not been supplied and would 
be required by condition.

The total land area that the application relates to is approximate 0.4ha, with 
approximately 0.25ha being given over the vehicle display and the remainder 
forming the newly landscaped buffer.

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 (RCS): 

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: 

SO1 Delivering a more prosperous economy
E2 Increasing jobs and prosperity

SO3 Improving design, image and quality of place 
P3  Improving design of new development 

SO4 Promoting a greener environment 
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

DM1 General development requirements 

SD1 Delivering sustainable development 

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/1 Defined Urban Area 
EM/7 Development and Flood Risk 
EM/8 Protection of Surface and Ground Water 

RELEVANT SITE HISTORY

13/00126/FUL – Change of use of part of the site to second hand car sales – 
retrospective. Granted STC June 2013

09/D52695 – Change of use of part of site to car hire together with erection of 
new car wash building and installation of power wash machinery. Granted STC 
February 2010

08/D50839 – Change of use of former service station to hand car wash including 
front / side extension. Granted STC June 2008

99/D36055 Redevelopment of petrol filling station / car sales / repairs for petrol 
station with canopy, forecourt, supermarket & car wash buildings. Refused June 
1999. Appeal dismissed October 1999.



91/D27376/FUL – Installation of twin jetwash to forecourt area. Granted STC 
March 1992

82/D13489 – Use of land for car sales. Granted STC March 1982

CONSULTATION RESPONSES

Highways and Engineering - This small extension will not significantly increase 
the volume of traffic generated by this proposal. The current site operates 
without causing a problem on the adjacent highways, this is a small increase in 
the size of the sales pitch. I do not envisage this causing some disproportionate 
increase in the volume of traffic and parking required.  Access to the site is well 
established for a more intensive use and operates safely. The onsite layout can 
accommodate a proposal of this nature. The existing highways layout will not be 
negatively impacted by this proposal. I have no Road Safety concerns arising 
from this proposal. 

Public Protection (Noise / Odours) - No objection to the proposal, the extended 
sales area does represent an increase in business however the noise 
associated with this type of business is minimal.  The existing trading hours 
condition is sufficient and should be applied to the new yard.

Drainage - The additional vehicle parking / displaying area does not need any 
drainage provision because it is not hardstanding; it is gravel.  However, in 
walking around the back I noticed that the garage is causing minor pollution of 
the ground at the back.  The Jet Wash that the garage is using does not comply 
with government guidance – see attached photo sheet.

Extract from UK Government Guidance - Pollution prevention for businesses: 

Activities that produce contaminated water

If your business activities produce contaminated water or other polluting 
liquids (‘trade effluent’) you must make sure it doesn’t cause pollution.

Such activities may include:
 vehicle washing, wheelie bin washing or yard cleaning
 manufacturing processes
 water cooling
 cleaning of food production areas or ovens

You should reuse or dispose of contaminated water by:
 collecting it in a sealed system for reuse, treatment on site or 

removal by a registered waste carrier 
 putting it down the foul water (or combined) drain if you’ve got 

permission from your water company - contact them to get consent

REPRESENTATIONS



Letters of notification were sent to surrounding neighbours, a site notice posted 
in the vicinity and an advertisement published in the local press.  No 
representations have been received.

ANALYSIS

Principle of Development

The application site lies within the Defined Urban Area and forms part of an area 
of Recreational Open Space. Saved policy G/3 of the Rochdale Unitary 
Development sets out that the development of public or private recreational 
open space for any other purpose will not be permitted unless one or more of 
the identified exceptions within the policy apply. The proposal does not comply 
with any of the identified exceptions and as such is a departure. 

Policy G6 of the Rochdale Core Strategy in relation to local urban open spaces 
sets out that the focus is on improvements to the quality of accessible 
greenspace close to where people live and work. Development proposals are 
expected to avoid the loss of existing urban greenspace unless suitable 
alternative provision is made, it has limited value, and its development or 
change of use will help to meet other sustainability or local regeneration 
objectives.

Paragraph 74 of the NPPF states that existing open space, sports and 
recreational buildings and land, including playing fields, should not be built on 
unless, amongst others, an assessment has been undertaken which has clearly 
shown the open space, buildings or land to be surplus to requirements

The Council’s recently completed Open Space Assessment (2017) identifies the 
land as formal sports provision – playing fields.  However it is noted that not all 
of the land within the assessment area performs this function.

Whilst the applicant has not provided any supporting information to demonstrate 
that the proposed change the use of the land designated as Recreational Open 
Space meets the exemptions in Paragraph 74 of the NPPF or saved UPD policy 
G/3, the application relates to small parcel of land that in itself has limited value 
and its change of use will not prejudice the recreational value of the wider 
designation in this area. The club states that this area is surplus to requirements 
and has no functional value. It is also noted that the enhancements to the 
existing fencing surrounding the adjacent area of the football pitches and the 
provision of an enhanced vegetated buffer would, despite the loss of a small 
area of recreational land, serve to increase the quality of the existing 
greenspace in accordance with the relevant part of Core Strategy policy G6 
without detriment to the function of the greenspace as a whole.

As such it is considered that the development represents an opportunity to 
provide benefits which need not be unacceptable in principle, subject to a 
satisfactory assessment of matters such as visual appearance, amenity, the 
environment and highway safety.



Design, Visual Appearance and Landscaping

Policies DM1 and P3 of the Core Strategy promote high quality design. Policy 
G7 also requires that development proposals should protect and enhance 
existing features such as trees, hedges, flora and fauna and promote 
biodiversity.

Paragraphs 56 and 58 of the National Planning Policy Framework state that the 
Government attaches great importance to the design of the built environment 
and that good design should contribute positively to making places better for 
people and should be visually attractive as a result of appropriate landscaping.

The proposed extension to the existing vehicle display area will have little 
impact on the street scene of Bury Road due to its siting away from the highway 
behind the existing sales area.  It is noted that the present perimeter fence is 
unsightly and the buffer planting to the rear which lines the playing fields is of 
low quality and contributes little to the visual amenities of the area.  A positive 
public benefit the application would bring is the replacement the rear boundary 
treatment with a fence structure more appropriate for its function and more 
aesthetically pleasing.  The inclusion of a planting and landscaping condition 
represents an opportunity to provide a much more attractive soft edge to the 
area of Recreational open Space with a higher ecological value.  This will also 
contribute to the appearance of the site as a whole given that in time a suitable 
planting scheme would establish to provide a green backdrop to the former 
service station site, which does not benefit from an attractive appearance at 
present.  The use of limestone gravel chippings for the surface of the extended 
vehicle display area is considered to be acceptable given that a gravel surface 
already exists for part of the existing display area.

Therefore, for the above reasons and subject to the suggested condition in 
respect of landscaping and ongoing maintenance, the proposal is considered to 
accord with the relevant parts of policies DM1, P3, G6 and G7 of the adopted 
Rochdale Core Strategy and the requirements of the National Planning Policy 
Framework in respect of visual amenity and landscaping.

Impact on Surrounding Occupiers

Policy G9 of the Core Strategy requires that development does not lead to 
unacceptable increases in noise or other pollution and Policy DM1 requires that 
proposals should be compatible with surrounding land uses and mitigate against 
any impacts due to noise, air, dust, light and odour pollution. 

In addition, Paragraph 17 of the National Planning Policy Framework containing 
the ‘core planning principles’ advises that planning should always seek to 
secure a good standard of amenity for all existing and future occupants of land 
and buildings. 

The application site abuts the common boundary shared with No. 404 Bury 
Road and the proposed additional vehicle display area would extend along the 
side boundary of the rear garden of that property.  It is noted that the vehicle 



display area already extends along the vast majority of the boundary of No. 404 
Bury Road, including to the front where it is highly visible, and the rear garden of 
this property is screened by a high timber panel fence with tall coniferous 
planting within the rear garden area. The Council’s Public Protection Officer has 
been consulted and notes that noise associated with this type of business is 
minimal and as such there would be little impact in terms of noise disturbance to 
the occupiers of this dwelling and recommends that the condition applied to 
application 13/00126/FUL (which limits the operating hours of the existing 
vehicle sales operation to 9am-5pm Monday – Saturday inclusive) be reapplied 
to the extended area should the application be approved.  As such, it is not 
considered that the proposal would harm the amenity of these occupants.

There are no other residential properties in the immediate vicinity which could 
reasonably said to be affected as a result of the proposals.  As such, the 
proposal is considered to have a satisfactory relationship with surrounding land 
uses and the application is therefore considered to accord with policies DM1 
and G9 of the adopted Core Strategy and the requirements of the National 
Planning Policy Framework.

Flood Risk and Drainage

Policy G8 of the Core Strategy sets out that development proposals should 
incorporate appropriate measures for the management of surface and flood 
water and ensure no direct or indirect pollution of existing water resources. 
Saved UDP policies EM/7 and EM/8 are also relevant.

In assessing the proposal, consultation has been carried out with the Councils 
Drainage and Flood Risk Officer, who notes that as the extended vehicle display 
area will be gravel surfaced and as such no drainage provision is required.  
However, the Drainage Officer noted on their site visit that effluent from the 
existing car wash facility on site is presently draining not into the foul sewer as 
required, but into the vegetated buffer strip of the playing fields to the rear. 

As this matter is not directly to this application, it has not formed part of the 
assessment, but the matter has been reported to the Council’s Environmental 
Services section for further investigation and rectification.

Therefore, notwithstanding the aforementioned ongoing pollution issue, the 
proposed development would not contribute to flood risk or contamination of 
water sources and as such would accord with Core Strategy policy G8, saved 
UDP polices EM/7 and EM/8 and the NPPF.

Access and Highways

The Council’s Highways Officer notes that the small extension will not 
significantly increase traffic generation and the current site operates without 
causing a problem on the adjacent highways.  Access to the site is well 
established for a more intensive use and operates safely and, as such, the 
onsite layout can accommodate a proposal of this nature.



There the proposal is considered to comply with the requirements of the relevant 
parts of Core Strategy policies T2 and DM1 and the NPPF.

RECOMMENDATION

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

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

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

2 This permission relates to the following plans:- 

- Location Plan 
- 2147-02b Proposed Location Plan (Amended Plan 11.06.18)
- 2147-03 Existing Site Plan
- 2147-04b Proposed Site Plan (Amended Plan Received 11.06.18)
- New Fence Details 

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

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

3 The extended vehicle display area hereby approved shall not be open for 
trade or business before 0900 hours nor after 1700 hours, Monday to 
Saturday inclusive, nor at any time on a Sunday or Bank Holiday.

Reason: In the interests of the amenity of neighbouring occupiers and to 
prevent nuisance arising in accordance with Policies G9 and DM1 of the 
adopted Rochdale Core Strategy and the National Planning Policy 
Framework.

4 No part of the development shall be brought into use until such time as 
the boundary treatment to the north of the application site has been 
erected in accordance with the details contained on the approved plans 
‘New Fence Details’ and ‘Proposed Site Plan 2147-04b’. The fence shall 
be coloured Green (RAL 6035 Pearl Green) upon installation. The 
boundary treatments shall be retained and maintained in accordance with 
the approved details thereafter.

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



5 No clearance of trees and shrubs in preparation for (or during the course 
of) development shall take place during the bird nesting season (March - 
July 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 any habitat disturbance to nesting birds in 
accordance with Policies G6 and G7 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework.

6 Notwithstanding the details shown on the approved plans, the 
development hereby permitted shall not be brought into use 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 and a scheme for the timing / 
phasing of implementation works. The landscaping works shall be carried 
out in accordance with the approved details.

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 5 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 in 
accordance with policies P3, DM1 and G7 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework.


