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SITE LOCATION



DELEGATION

1.1 The application is referred to the Planning and Licensing Committee as ten or 
more objections have been received and the recommendation is to approve 
the application.

PROPOSAL SUMMARY

2.1 Change of use and conversion of vacant care home into 23 flats, including 
alterations to elevations and two new front dormers.

RECOMMENDATION

3.1 It is recommended that the Planning and Licensing Committee resolves to 
GRANT planning permission subject to the conditions listed in the report.

REASON FOR RECOMMENDATION

4.1 Whilst the scheme does not provide the required level of planning 
contributions, the applicant has submitted a viability appraisal that 
demonstrates the development would not be viable with contributions. The 
proposal would bring a vacant building into use and boost to the supply of 
housing within the Borough by providing an additional 23 homes in a 
sustainable location and reducing the repeated occurrences of vandalism and 
anti-social behaviour, including most recently arson.  Furthermore, and 
subject to conditions, the scheme would not cause undue noise, disturbance 
or loss of privacy to nearby residents and would be acceptable in terms of 
visual amenity and highway safety, in accordance with the National Planning 
Policy Framework and policies of the adopted Rochdale Core Strategy. 



SITE

The application site is located within the Defined Urban Area and comprises a large 
detached red brick building last in use as a care home, in a prominent corner 
position at the junction of Falinge Road and Clarke’s Lane, with the front of the 
property and pedestrian access fronting Falinge Road.  The property is currently 
vacant and has recently been subject to significant vandalism and unlawful 
occupation.  It is bounded by stone walls to its north west, stone walls with railings to 
its north east and south east and railings and small trees to its south west, with a 
large Lime tree in the south western corner that is protected by virtue of Tree 
Preservation Order ref: TPO130. 

Vehicular access to the site is from Falinge Road leading into an irregular shaped 
area of hardstanding. Access is also available via double gates off Clarke’s Lane. 

Residential property numbers 26 Clarke’s Lane and 39 Chaseley Road are located 
immediately to the south.  No. 26 is separated from the site by a red bricked wall 
with additional screening from trees that are within their ownership. No. 39 Chaseley 
has a more open aspect; it is at a lower level than the application site and has its 
gable facing towards it.  The gable contains a ground floor kitchen window, with two 
obscure bathroom windows at first floor.  The boundary treatment of the application 
site where it runs adjacent to No.39 comprises metal railings to a height of approx. 
1m. Although No.39 has a 1.5m concrete panel fence to its gable elevation side, 
owing to the difference in levels views into the front and rear garden, and to a lesser 
extent the ground floor kitchen window are possible from the application site.  

Falinge Park High School is located to the north-west and Falinge Park is located on 
the opposite side of Falinge Road to the north. There are no parking restrictions on 
the roads in the immediate vicinity of the site.  

PROPOSAL

Planning permission is sought to change the use of the building to form 23 
apartments with the construction of two dormers to the front facing roof slope.  An 
existing door to the eastern corner of the building would be replaced with a window, 
and the associated ramped access to the door removed. 

The building would comprise 15 no. 1 bedroomed apartments, 6 no. 2 bedroomed 
apartments and 2 no. 3 bedroomed apartments.  

No new vehicular access points are proposed.  23 car parking spaces are proposed 
within the curtilage of the building, as well as a dedicated bin storage area and cycle 
parking.  Small areas of shrub planting are proposed to the front, sides and rear of 
the premises. 

Following communication with the case officer amended floor plans have been 
submitted to demonstrate that each unit of accommodation exceeds the nationally 
prescribed minimum space standards. 

It was noted that there was an error in the drafting of the submitted plans in that they 
omitted a double garage within the application site that is situated to the south of the 
site to the end of the garden area of No. 39 Chaseley Road.  The applicant has 



submitted amended plans addressing this matter; the garage will be retained and 
used for cycle parking and bin storage. 

RELEVANT PLANNING POLICY

National 

National Planning Policy Framework (NPPF) 

The Ministry of Housing, Communities and Local Government published the revised 
NPPF on 24th July 2018. The NPPF set 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): 

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: 

SP3/R The Strategy for Rochdale  
SO1 To deliver a more prosperous economy
SO2 To create successful and healthy communities
SO3 To improve design, image and quality of place
SO5 To improve accessibility and deliver sustainable transport
C1 Delivering the right amount of housing in the right places
C2 Focusing on regeneration areas and economic growth corridors / areas
C3 Delivering the right type of housing
C6 Improving health and well being
DM1 General development requirements
DM2 Delivering planning contributions and infrastructure
P1 Improving image
P3 Improving Design of New Development
T2 Improving Accessibility 
G1 Tackling and adapting to climate change
G2 Energy and new development
Appendix 5 Schedule of Parking Standards

Supplementary Planning Documents (SPD): 

Supplementary Planning Document ‘Guidelines and Standards for Residential 
Development’ (2016)

Saved Rochdale Unitary Development Plan (UDP) 2006: 

G/D/1 Defined Urban Area



Supplementary Planning Documents:

Urban Design Guide SPD (2007)
Residential Design Guide SPD (2007)
Public Realm Design Guide SPD (2007)
Guidelines and Standards for Residential Development SPD (2016)

RELEVANT SITE HISTORY

15/00874/FUL Change of use of care home to 57 bed House of Multiple 
Occupancy. Refused for the following reasons:

1. The proposed use of the application property as a House in Multiple 
Occupation would comprise over-development of the site, proposing a use 
that is over-intensive that would be out of keeping with the character of the 
surrounding residential area and would contribute towards an erosion of the 
balance of the local community. The development would therefore be contrary 
to policies H/3 and H/12 of the adopted Rochdale Unitary Development Plan 
and the National Planning Policy Framework.

2. The proposed development would be harmful to the residential amenities of 
nearby property occupiers by way of noise and disturbance, due to the 
number and frequency of movements to, from and within the site. This is 
further exacerbated by the layout of the site and the proximity of the primary 
car park adjacent to residential properties on Chaseley Road. The 
development would therefore be contrary to policies H/3, H/12 and EM/3 of 
the adopted Rochdale Unitary Development Plan and the National Planning 
Policy Framework.

3. The proposed development would include the re-purposing of the existing 
outdoor amenity space to the rear of the application property, adjacent to the 
boundary with 26 Clarke's Lane, for the provision of further parking spaces. 
As such, it is not considered that the scheme demonstrates sufficient 
provision of outdoor amenity space to meet the needs of future occupiers of 
the development, contrary to policies H/3 and H/12 of the adopted Rochdale 
Unitary Development Plan and the National Planning Policy Framework.

The subsequent appeal was dismissed as the Inspector opined that the scheme 
would result in harm to the occupiers of properties on Chaseley Road, in particular
No. 39 by reason of noise and disturbance:   

“Regardless of the exact nature of the facility, the use of the building as a care home 
would have generated a level of noise and activity through comings and goings. 
Even taking into account staff changing shifts, in my view, by the very nature of 
nursing care, the comings and goings would have mainly been staff, visitors and 
deliveries during working or early evening hours.

In contrast, the proposed HMO would have the potential to accommodate 57 
occupiers, all of whom are likely to have active and independent lifestyles. Despite 
the fact that the care home could also accommodate 57 residents, regardless of who 
those residents might have been, the proposed use would give rise to very different 
routines and movements. Consequently, there would be a qualitative change in the 
level of activity. This would be beyond that experienced from the previous use as a 



care home, where it would be reasonable to expect fewer comings and goings, 
especially late at night. While there is nothing to prevent such late night activity 
occurring in any residential setting, the opportunity for that to happen is increased 
where 57 independent occupiers live together. 

The proposal would, in my view, result in a noticeable change in the number of 
comings and goings both on foot and by car. In that the building is detached, located 
on a main road and separated from the nearest properties on Falinge Road by 
Chaseley Road, the potential disturbance by those coming and going on foot would 
be mitigated to a degree. However, I have particular concerns regarding the 
increase in noise and disturbance from the car park on the living conditions of the 
occupiers of the properties to the rear on Chaseley Road, in particular No 39 whose 
side windows and rear garden adjoin the site. The adjacent car park has 15 spaces 
with 8 of them directly opposite No 39 and set at a higher level. Whilst I 
acknowledge that this is an existing car park which was used by the care home, the 
general intensification of activity including the potential increase in the number of 
parked vehicles, increased vehicle movements, occupiers arriving or departing late 
at night or early in the morning has a greater potential for noise and disturbance 
caused by the occupiers. The change would be perceptible and would result in 
material harm to the living conditions of neighbours when compared to occupation 
as a care home.”

Notable points arising from the Appeal Decision in relation to other pertinent matters:

 The Inspector did not consider that the HMO would be incompatible with the 
character of the area simply by its nature. 

 Although there would have been limited amenity space within the yard of the 
building, the property is directly opposite Falinge Park, therefore there would 
have been adequate amenity space. 

 The site is well located in relation to services, facilities and employment by 
modes other than the private car.

CONSULTATION RESPONSES

Design for Security – 

The layout of the proposed scheme is considered acceptable, as long as the issues 
discussed in more detail are addressed, namely:

Evaluation of boundaries / mix of boundary treatments. The integrity of the 
site boundary with the adjacent premises should be evaluated to ensure that 
it forms / will form a reliably-secure perimeter to the site. Any weakness could 
be exploited by potential intruders, and additional fencing should be 
incorporated. Any sections of deficient fencing should be replaced with a 
robust walling or fencing system. Particular attention should be given to 
detailing the junctions of the different styles and heights of boundary 
treatment to avoid inadvertently creating a step or ladder feature which could 
compromise the integrity of the site boundary, and possibly require retrofitting 
of unsightly security toppings.  Boundary treatments must not provide 
features that may create informal sitting / gathering areas or climbing aids

Concealed spaces within the site. The footprint of the building includes a 
number of recesses and protrusions that could provide cover for criminal 



activity or antisocial behaviour. The security of the communal parking area 
and features within it would be greatly enhanced with the inclusion of access-
controlled, automated, entry gates to the car park. Such gates should be 
located as close as possible to the back of pavement and be activated by a 
fob, only available to residents. 

Entrances to the building. The main entrance(s) to the block should be readily 
apparent on approaching, so potential intruders have no cause to be present 
in other areas of the site. Landscape features should naturally guide people to 
the entrances and away from any concealed spaces.

Cycle and bin stores. Any bin stores located within publicly-accessible space 
are frequent targets for theft, criminal damage and can provide cover for other 
criminal and antisocial behaviour. It is advised that they are located behind a 
secure fence line accessible to residents only. The position of the bin store 
must not obstruct views or provide potential hiding places. Loose bins should 
not be left in communal areas or on the street for prolonged periods or 
overnight.

Cycle parking for residents should be contained within a secure enclosure. 
Racks within the enclosure should allow cyclists to lock the frame and both 
wheels, and should be obtained from a Secured by Design-approved supplier 
(see www.securedbydesign.com for details). Any cycle parking for visitors 
should be well overlooked from inside the block.

Use of emergency egress. This should not be regularly used by residents to 
access the block or car park, as it provides a potential vulnerability to the 
security of the block. Ground level doors should be fitted with an alarm that is 
activated on opening, be covered by CCTV and include a break glass facility 
inside the building to allow release. The doors should have no external 
ironmongery. Direct access from the parking area into the block should be via 
a / the secure lobby.

Change in levels. There are some changes in level in and around the site, 
and the developer should be careful not to allow any retaining structures or 
terrace features to facilitate climbing aids that would allow easy access into 
otherwise-secure areas or onto upper floors of the buildings.

Climbing aids. The design of the building and adjacent features should not 
provide any potential climbing aids that could allow an offender to gain access 
to upper floor windows or roof spaces.

It is essential that all of the physical security measures listed in section 4 are 
incorporated into the scheme.  Integrated, risk-commensurate security 
measures aim to place secure physical barriers or surveillance in the path of 
the criminal – making crime harder to commit and raising the risk of detection 
and possible capture, as well as promoting a feeling of safety in users.

The comments discussed above refer only to planning matters relevant to this 
application.  In the event this application is approved and the applicant wishes the 
development to achieve ‘Secured by Design’ (SBD) accreditation, we strongly 
recommend you inform them of the need to consult immediately with this unit to 
determine the other physical security measures required to achieve the award.

http://www.securedbydesign.com/


Drainage – Suggested condition: 

Foul and Surface Water networks shall be separate and only combined at the exit 
manhole and connection to United Utilities’ combined sewer.

The Applicant will need to obtain approval from United Utilities, who will need a 
formal application and a plan of the proposed connection point.  

Education Authority - Since 15 of these are 1 bedroom apartments we would not 
seek educational contributions on this housing development.

Highways and Engineering – 

The applicant has made pre-application enquiries regarding this proposal. I made a 
number of suggestions as a result of the pre-application process. The applicant has 
listened to these suggestions and they appear to be reflected in this application. 

I do not predict and problematic volume of traffic to be generated by this proposal. 
Given the location and size of the dwellings in this development I would deem 100% 
parking provision to be adequate. 

Access to the site is established and suitable for a development of this nature. 
Removal of the gates on Clarkes Lane will further improve the situation. I have no 
refuse collection concerns from this location. 

Given the close proximity of this proposal to Falinge High School it is important that 
it can operate safely. I am content that this proposal can operate without causing a 
danger to other network users in the vicinity.

Landscape Design Officer – Parking in the vicinity of the protected tree may have a 
detrimental impact as a result of ground compaction.  

Public Protection – Comments awaited.

Strategic Housing – The most appropriate mechanism to secure an affordable 
housing would be via an off-site contribution as per Core Strategy policy C4b.

United Utilities - Suggested Condition: 

Foul and surface water shall be drained on separate systems. In the event of surface 
water discharging to public sewer, the rate of discharge shall be restricted to the 
lowest possible rate which shall be agreed with the statutory undertaker prior to 
connection to the public sewer.
 
REPRESENTATIONS

Three site notices have been displayed around the site, neighbours have been 
notified by way of letter and a Press Notice has been published in the Rochdale 
Observer.  



Sixteen letters of representation have been received in total, comprising eleven 
letters of objection, one letter of support, and comments on the application made by 
the two immediate neighbours, all summarised below:

Objections

 The number of flats is unsuitable for the area
 Rented accommodation will have a negative impact on the area
 The scheme will lead to an increase in crime and anti-social behaviour
 Will cause traffic congestion
 The proposal will cause problems for the children at the nearby schools
 Scheme will cause overlooking 
 The car park is elevated and there will be there will be vehicle movement 

during the night and this will really affect me. I would requested a sound proof 
wall to be built around the property and ask the cars to be parked slightly 
further back from my house. The council need to make sure this in enforced.

 I would ask the rear windows are frosted so no one can see
directly into my lounge or bedroom. Also the wall should cover my Garden 
area.

 Residents Entrance should be at the front and not the rear. Remove the 
current rear entrance and move it to Clarkes Lance or maybe only have one 
entrance to the front.

 There is a small area between my house and Parklands. I want the 
management to maintain this area as it is full of litter and weeds are always 
growing.

 I have spent a lot of money on my house and love where I live I am 
concerned my house price will be affected because not many people would 
want to live next to flats. I am not sure how this can be addressed but it is a 
concern for me. If I do end up getting noisey neighbours I will be forced to 
move which means I will financially lose out.  It would not be fair the 
developer makes a profit at my expense. The council or the owners cannot 
guarantee the type of tenants they will get and I do wish to speak to the 
owners or the planning department about how we can resolve this.

 I am happy to work with the developers and the council as long as my quality 
of life is not affected.

 I have small children and I want them growing up in a nice area. I am not in a 
financial position to move out.

 I hope the development will be to a high standard attracting good quality 
tenants. I know the council would like the planning to go through quickly 
because of the anti-social behaviour but please do understand it will really 
have a massive impact on my family’s lives if this goes wrong.

 My only worry is privacy. My property is next to the house and I don't want 
them looking into my house and garden.

Support

 The proposals will see a vacant building brought back into use. The location 
of the proposed development is well situated to serve both hospital staff and 
walking and cycling trips to the town centre.

ROCHDALE TOWNSHIP PLANNING PANEL



Concerns were expressed by the Panel about the impact of the proposal on the 
amenities of adjacent neighbours by reason of the car parking areas, most 
particularly in terms of noise and disturbance, that the scheme will increase traffic on 
Falinge Road, that the building may be overcrowded, and that it was important to 
ensure that the bin storage facilities were adequate for the number of apartments 
proposed. 

ANALYSIS

Principle of Development

The application is located in the defined Urban Area of Rochdale Township, 
sustainably located close to Rochdale Town Centre and would bring a vacant 
building back into use. There is no objection in principle to housing in this location.   

Amended plans have been received demonstrating that all of the accommodation 
exceeds the nationally prescribed minimum space standards. The Council also 
encourages the provision of a mix of housing and discourages developments that 
create homes for one market segment. The scheme does provide a mix of housing, 
albeit with the majority being one bedroom apartments, but also with 6 x 2 bedroom 
apartments and 2 x 3 bedroom apartments. Given the positive contribution the 
scheme would make in providing additional housing and making use of a vacant and 
sustainably located brownfield site, this mix is considered to be acceptable. 
Furthermore, redevelopment of the building would have a positive effect in reducing 
repeated occurrences of vandalism and anti-social behaviour, including most 
recently arson.  The principle of the development is therefore acceptable. 

Visual Impact

The proposed dormers are very modest and would only take up a very small 
proportion of the overall roofspace.  Although to be sited to the front elevation of the 
building they would replicate the appearance of adjacent dormers, and would neither 
detract from the property or the street scene.  The removal of a door and its 
replacement with a window to the eastern corner of the building would not have any 
significant impact on the character and appearance of the building or the area. 

Having regard to the comments of the Inspector in relation to the previous scheme, it 
is considered that the current scheme for 23 apartments would not have a 
detrimental impact on the character and appearance of the area by reason of its 
intensity of use.   

No new areas of hardstanding are proposed. The small areas of shrub planting 
would soften the overall development, the outside space of which currently is almost 
all hardstanding. The proposed cycle parking and bin storage areas are acceptable.   
A scheme of outside lighting has not been provided but would be expected given the 
nature of the proposed use, in the interests of designing out crime, the proposed 
parking, bin storage areas and having regard to the requirements of the submitted 
Crime Impact Statement. It is considered appropriate to condition full details of any 
exterior lighting. 



Although the protected tree to the corner of the site is surrounded by hardstanding, 
the Council’s Tree Officer has expressed concerns that compaction caused by 
vehicle parking in close proximity to the tree could cause harm to it.  

In response to this the applicant has suggested that they remove the two parking 
spaces nearest to the tree, or that a condition is imposed requiring the applicant to 
provide adequate ground investigation to ensure that the surface will not damage the 
tree or its roots.    It is considered that the most appropriate solution in this instance 
would be to remove the two spaces adjacent to the tree, and to ensure that this area 
remains free from parking.  Suggestions have been made to the applicant in respect 
of retaining 23 spaces through a revised layout.  Amended plans will be detailed in 
the Update Report.  Further, to ensure its protection it is considered necessary to 
require appropriate protective fencing during the formation of the accommodation.  

Given the issues in respect of the potential impact to No. 39 Chaseley Drive as 
discussed in the neighbour amenity section of the report below full details of the 
proposed boundary treatment to the area adjacent to the gable elevation of No. 39 
will be required by condition. 

Subject to the above, the scheme is considered acceptable in terms of visual 
amenity and overall design and appearance having regard to Core Strategy policies 
DM1 and P3 and the NPPF.

Amenity

Policy DM1 of the Core Strategy states that developments should not adversely 
affect the amenity of residents or users through visual intrusion, overbearing impact, 
overshadowing or loss of privacy. Policy G9 seeks to ensure that all forms of 
pollution, including noise are adequately reduced.  

Other than the proposed dormers to the front overlooking Falinge Park, there are no 
new window openings proposed.  The dormers and other windows to the front would 
not overlook any properties as Falinge Park is directly opposite the street. Similarly, 
the north western elevations face towards Falinge Park High School.  The windows 
to the southern elevation would face the gable of a property on the opposite side of 
Chaseley Road, however, at a distance of not less than 32m.  The rear facing 
windows would not serve any habitable rooms. 

The existing ground and first floor windows to the south eastern corner of the 
building have the greatest potential to impact on privacy levels to the adjacent 
residential property, and these were in last use as bedrooms. As proposed however, 
these windows would serve bathrooms and would therefore result in an 
improvement in terms of privacy to the adjacent property. It is considered 
appropriate to condition that these windows are obscure glazed. 

In determining the previous appeal, the Inspector considered that there would have 
been a qualitative change in the level of activity associated with the building from its 
use as a care home to a 57 bedroom HMO. The current application for 23 
apartments is materially different to a 57 bedroom HMO.  There would be 23 
separate units of accommodation and the number of bedrooms proposed is 
significantly reduced to 37, with approximately half of these forming separate units.  



It is accepted that the use will likely still generate an increase in the comings and 
goings over and above the lawful use of the premises which could affect the 
amenities of the properties to the rear, most particularly in terms of the use of the 
outdoor areas to be used for parking potentially at unsociable hours.  However, that 
parking is divided into two distinct areas, one to the south east accessed from 
Falinge Road, and the other to the south west accessed from Clarke’s Lane.  In 
respect of the parking area nearest to 26 Clarkes Lane the existing planting and 
boundary treatments are adequate so as not to cause any loss of privacy, and would 
ensure that there would be no glare by way of car headlights no significant noise 
impacts would arise. 

There is greater concern in respect of the impact on the ground floor gable window 
of No.39 Chaseley Drive by reason of headlight glare, and in respect of a loss of 
privacy, most particularly to the rear garden area.  The existing boundary treatment 
to the rear of the site is not suitable to mitigate against these impacts.  In line with 
comments received following public consultation, a suitably designed fence is 
necessary to this elevation to protect the amenity of these residents.  Furthermore if 
this fence is an acoustic fence, noise impacts associated with the outdoor space 
would be reduced so as not to be unduly detrimental.  A condition is recommended 
accordingly.  

Taking all of the above into account, and ensuring that an acoustic fence is required 
by condition; the size, height, position and design of which is to be agreed prior to 
installation, it is considered that the scheme would not cause undue detriment to 
neighbours by reason of noise and disturbance, privacy and outlook having regard to 
Policies G9 and DM1 of the Adopted Rochdale Core Strategy. 

Access and Highways

Policy T2 of the adopted Core Strategy relates to accessibility and Policy DM1 
requires all development to provide satisfactory vehicular access with adequate 
parking and manoeuvring arrangements provided.

There has been no objection to the access and parking provision from the Council’s 
Highway Officer.  Concerns have been raised by residents and Falinge Park High 
School in respect of the increased volume of traffic that would result from the 
scheme, however, given the location of the development off Falinge Road, the 
number of vehicle movements could easily be absorbed within the highway network. 

As previously stated, to protect the TPO tree within the corner of the site, it has been 
considered necessary to remove the two parking spaces immediately adjacent (No’s 
17 and 18 on the submitted plans).  An alternative car parking layout will therefore 
be submitted to seek to retain 23 spaces whilst also protecting the TPO tree. 

The NPPF states that development should only be prevented or refused on 
highways grounds if there would be an unacceptable impact on highway safety, or 
the residual cumulative impacts on the road network would be severe.  This is not 
considered to be the case here. The scheme is considered acceptable in terms of 
highway safety and the site is readily accessible. It would therefore accord with 
policies T2 and DM1 of the Adopted Rochdale Core Strategy.  

Planning Contributions and Viability



In accordance with Policy DM2 of the adopted Rochdale Core Strategy, for new 
residential development, unless on site / other provision is made, contributions will 
be sought for: 
a. Affordable housing (Policy C4); 
b. Open space provision and maintenance (Policy G6); 
c. Health and well-being (Policy C6); 
d. Education facilities (Policy C7); and/or 
e. Community facilities (Policy C8).

The applicant has submitted a viability appraisal to demonstrate that contributions 
would render the scheme unviable. 

Paragraph 57 of the NPPF states that: 

“Where up-to-date policies have set out the contributions expected from 
development, planning applications that comply with them should be assumed to be 
viable. It is up to the applicant to demonstrate whether particular circumstances 
justify the need for a viability assessment at the application stage. The weight to be 
given to a viability assessment is a matter for the decision maker, having regard to 
all the circumstances in the case, including whether the plan and the viability 
evidence underpinning it is up to date, and any change in site circumstances since 
the plan was brought into force.” 

The applicant has provided a viability appraisal concluding that the scheme would 
not be viable if the required planning obligations were sought. The appraisal has 
been independently reviewed and this confirms that the scheme would not be viable 
should contributions be required.  

Given National and Local Policy requirements to significantly boost the supply of 
housing, and the need to bring this vacant building, which has suffered from 
significant internal damage caused by vandals, back into use, the viability appraisal 
attracts significant weight and contributions should not be sought where they would 
prevent development from taking place. In this case, the building is vacant and its 
conversion to 23 apartments would provide a viable use for the building. 
Accordingly, it is considered that the development in this instance would be 
acceptable without provision of the required contributions.  

Conclusion 

Whilst the scheme does not provide the required level of planning contributions as 
set out within the Council’s adopted Core Strategy, the applicant has submitted a 
viability appraisal that demonstrates the development would not be viable with 
contributions. The proposal would bring a vacant building into use and boost to the 
supply of housing within the Borough by providing an additional 23 homes in a 
sustainable location and reducing the repeated occurrences of vandalism and anti-
social behaviour, including most recently arson.  Furthermore, and subject to 
conditions, the scheme would not cause undue noise, disturbance or loss of privacy 
to nearby residents and would be acceptable in terms of visual amenity and highway 
safety, in accordance with the National Planning Policy Framework and policies of 
the adopted Rochdale Core Strategy. 

RECOMMENDATION



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. The development hereby permitted shall be carried out in accordance with the 
following approved plans and specifications:

Location Plan Dwg No. Fr01
Block Plan Dwg No.  FR02 Rev C
Proposed Basement Plan Dwg No. FR04 Rev A
Proposed Ground Floor Plan Dwg No. FR06 Rev B
Proposed First Floor Plan Dwg No. FR08 Rev B
Proposed Second Floor Plan Dwg No. FR10 Rev B
Proposed Elevations Dwg No.  FR14 Rev A
Proposed Elevations Dwg No.  FR16 Rev A

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

3. The materials used in all exterior work hereby permitted shall be as stated on 
the approved drawings. 

Reason: In order to ensure a satisfactory appearance 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.

4. Notwithstanding any details shown on the approved plans and the 
requirements of condition 2 of this permission, no part of the development 
shall be occupied until full details of all planting areas are submitted to and 
approved in writing by the Local Planning Authority. The details shall include, 
planting plans, specifications and schedules (including planting size, species 
and numbers), and a scheme for the timing / phasing of implementation 
works.

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 the date of this permission, 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 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 in accordance with 



Policies P3, G1, G6 and G7 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.

5. Notwithstanding any information contained within the application, no external 
lighting shall be installed until full details of any external lighting to be installed 
on the building and within the external areas of the site has been submitted to 
and approved in writing by the Local Planning Authority. Such details shall 
include their position and height on the building or site, their luminance 
(including light spillage), 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 order to safeguard the amenity surrounding residents, in the 
interests of designing out crime and to prevent nuisance arising in 
accordance with Policies DM1 and G9 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework.

6. No part of the development shall be occupied until full details of an acoustic 
fence to be sited to the rear of the site in place of the existing metal railings 
has been submitted to and approved in writing by the Local Planning 
Authority. The acoustic fence shall be implemented in accordance with the 
approved details prior to first occupation of any of the apartments and shall be 
retained as such thereafter.

Reason: In order to ensure a satisfactory appearance and in order to protect 
the amenities of the occupiers of No. 39 Chaseley Road, in accordance with 
Policy DM1 of the Council’s adopted Core Strategy and the National Planning 
Policy Framework. 

7. Flat No.8 and flat No.18 as shown on the approved plans shall not be 
occupied unless and until those windows marked as serving shower rooms on 
the approved plans are to a height of no less than 1.8m above finished floor 
level, non-opening lights and textured glass which obscuration level is no less 
than Level 3 of the Pilkington Glass scale (or equivalent) and retained as 
such thereafter.

Reason: In order to protect the amenities of the occupiers of No. 39 Chaseley 
Road, in accordance with Policy DM1 of the Council’s adopted Core Strategy 
and the National Planning Policy Framework.

8. The car parking, servicing and other vehicular access arrangements shown 
on the approved plans to serve the development hereby permitted shall be 
made fully available for use prior to the development being first brought into 
use and shall be retained thereafter for their intended purposes.

Reason: In the interest of highway safety and the free flow of traffic and in 
accordance with policies DM1 and T2 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework.

9. Notwithstanding the details shown on the approved plans, no part of the 
development shall be occupied until full details of the bin and bicycle stores to 
have been submitted to and approved in writing by the local planning 



authority and these facilities have been provided and made available for use 
in accordance with the details as approved.

Reason: In the interest of visual amenity neighbour amenity and to encourage 
the use of sustainable modes of travel, in accordance with policies DM1 and 
T2 of the adopted Rochdale Core Strategy and the National Planning Policy 
Framework.


