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DELEGATION

1.1 The application is referred to the Planning and Licensing Committee as the 
Officer recommendation is for approval and more than ten objections have been 
received.

PROPOSAL SUMMARY

2.1 Full planning permission is sought for the erection of a two-storey building 
comprising 17 self-contained one-bedroom specialised supported living 
apartments with associated hard and soft landscaping and private car parking 

RECOMMENDATION

3.1 That planning permission be GRANTED subject to the schedule of 
recommended conditions.

REASON FOR RECOMMENDATION

4.1

4.2

The proposed development would provide 17 supported living apartments in a 
sustainable location within the existing urban area alongside an existing 
complementary community facility. The development would therefore make a 
significant contribution to the supply of housing in a sustainable location, as well 
as supplying valuable supported living accommodation, and the social benefits of 
the scheme outweigh the very limited harm which would arise by virtue of 
development of the existing area of open space.

The proposal complies with more detailed development management 
considerations in respect of the design of the building itself, highway safety, the 
relationship of the development with adjoining land uses, flood risk & drainage 
and land remediation requirements. Other impacts of the development are 
considered further in the report and can be suitably mitigated by the use of 
appropriate planning conditions.



SITE

The application relates to a parcel of land, circa 0.14ha in area and roughly triangular in 
shape, bound by the Cherwell Centre to the south, Millbank Street to the west and 
Cherwell Avenue to the north east, beyond which lie areas of greenspace leading to the 
Roch Valley. The site currently comprises an area of grassed amenity landscaping, 

The site is relatively steep with the highest point located in the south west corner of the 
site at level of 115.9m AOD. The topography falls in a north easterly direction towards 
the centre of the site before slightly rising again toward the eastern boundary. Ground 
levels across the site generally range from 112.9m AOD in the north east to 115.9m 
AOD in the south western.

The adjacent Cherwell Wellbeing Hub at the adjacent Cherwell Centre is run by 
PossAbilities, a social enterprise supporting vulnerable which provides dementia care, 
family based support, respite, day services and supporting living. In recent years parts 
of the centre have been comprehensively refurbished to create Cherwell Farm & 
Wellbeing Garden which comprises an outdoor kitchen and eating area, performance 
space, sensory garden and animal farm.

PROPOSAL

The application seeks full planning permission for the erection of a two-storey 
residential block comprising 17 self-contained one-bedroom supporting living 
apartments for people with physical and learning disabilities to create the Cherwell 
Village ‘integrated lifestyle campus’, which would sit alongside the existing facilities at 
the Cherwell Centre. 

The building would be laid out in a ‘T’-shape, formed by three two-storey blocks. The 
main bulk of the building would be set parallel to the southern boundary of the site, 
shared with the Cherwell Centre, with a wing projecting northwards across the site. The 
main entrance would be sited at the corner of the northern and eastern wings, 
accessed via a path leading from Cherwell Avenue and the associated car park set 
parallel to the highway. An access route would also be provided direct between the 
proposed building and the existing garden to the rear of the Cherwell Centre.

RELEVANT PLANNING POLICY 

National 

National Planning Policy Framework (NPPF) – Revised July 2018 
- The NPPF sets out the Government’s planning policies for England and how 

these are expected to be applied.

National Planning Practice Guidance (NPPG) 
- 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: 



SD1 Delivering sustainable development 
DM1 General development requirements 

SO2 Creating successful and healthy communities
C1 Delivering the right amount of housing in the right places
C3 Delivering the right type of housing
C4 Providing affordable homes
C6 Improving health and well being
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 Reducing the impact of pollution

SO5 Improving accessibility and delivering sustainable transport
T2 Improving accessibility

Rochdale Unitary Development Plan (UDP): 

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

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

Supplementary Planning Documents:

Biodiversity and Development (January 2008)
Oldham and Rochdale Residential Design Guide (2007) 
Guideline and Standards for Residential Development (June 2016)
Provision of Recreational Open Space in New Housing (March 2008) [Updated January 
2017]
Affordable Housing (March 2008)

RELEVANT SITE HISTORY

81/D12032 Extension to special care unit – Granted STC

CONSULTATION RESPONSES

The Coal Authority – The site does not fall within the defined Development High Risk 
Area and is located instead within the defined Development Low Risk Area. This means 
that there is no requirement under the risk-based approach that has been agreed with 
the LPA for a Coal Mining Risk Assessment to be submitted or for The Coal Authority to 
be consulted […] if this proposal is granted planning permission, it will be necessary to 



include The Coal Authority’s Standing Advice within the Decision Notice as an 
informative note to the applicant in the interests of public health and safety.

Design for Security – We have no major concerns and would advise to direct the 
applicant down the route of Secured by Design as per the [Crime Impact Statement].  

Drainage – The Officer agrees with the drainage design principles provided in the FRA 
& Drainage Strategy report. From a drainage perspective, we have no objections to this 
development, as proposed. It is recommended that Conditions for Drainage for Foul 
and Surface Water shall be included in any consent that may be issued. Detailed 
drainage design should be provided, for review, to RBC prior to commencement on site.

Environment Agency - No comments received to date  

Greater Manchester Ecology Unit - The site clearly has no significant ecological 
constraints. Issues relating to nesting birds and loss of trees can be dealt with via 
condition and or informative. Trees are likely to be lost as a result of the development.  
The trees in question are however low risk for nesting birds, having checked on 
Streetview.  I recommend [a relevant] informative is applied to any permission. Section 
109 NPPF states that the planning system should contribute to and enhance the natural 
and local environment. The development will result in the loss of amenity grassland and 
some semi-mature trees. Replacement trees are proposed in excess of the number to 
be lost. I am satisfied that no net loss will be achieved. The landscape details can be 
conditioned.

Highways and Engineering - This proposal will generate minimal traffic. Parking 
Provision for the site meet the maximum standard of 6 that is required. The sheltered 
accommodation aspect does however form part of a larger facility where insufficient 
parking is evidently a problem. In order to ensure the parking indicated remains 
available for the future residents the applicant should submit a revised comprehensive 
parking strategy incorporating both the residential aspect of this proposal and the 
community facility. Access to the site from Cherwell Avenue is appropriate but the 
Speed Bumps will need to be relocated. I have no Road Safety concerns as a result of 
this proposal

I have no objections to this development in principle but I do require further information 
regarding the overall parking strategy. In addition to this a condition of planning to 
ensure existing traffic calming is maintained. No development shall come into use until 
the applicant has funded the amendment of the Traffic regulation Order and the 
Relocation of the Traffic calming at the site access. Should the applicant deal with the 
parking situation and agree to the condition of planning I would have no objection to this 
proposal.

Landscaping - The report is reasonable. However the consultant arboriculturalist should 
oversee and agree the CEZ is properly protected on site, not RBC’s arb officer. I have 
concerns RE the extent of access facilitation pruning to trees T2 and G1 and post-
construction pressure for further tree works. Though off-site, T1 and T7 are to be 
protected from construction related damage (as well as T2 and G1).

Replacement tree planting for those removed (T3, T4, T5) shall be included in the 
landscape scheme for the site, on a 2 for 1 basis. As a minimum 6no replacement trees 
are required – not including any new tree planting which is part of the development’s 
landscape - I would be happy if some of the replacements could be planted “off-site” 
within the grounds of the Wellbeing Centre, in order to maximise their future growth 
potential and longevity (so minimising any shade issues or future pruning).



Public Protection (Noise) - No comments received to date  

Public Protection (Environment) – Summary: Recommend standard site investigation 
condition.

United Utilities – Summary: Raise no objection but note that the site should be drained 
on separate systems and request imposition of a condition requiring submission of a 
surface water drainage scheme based on the hierarchy of options in the NPPG with 
evidence of an assessment of site conditions. In the event of surface water draining to 
the public surface water sewer, the pass forward flow rate to the public sewer must be 
restricted 6.5 l/s.

HEYWOOD TOWNSHIP PLANNING PANEL

The application was presented to Members of the Heywood Panel on 14th August 2018; 
no objections were raised.

REPRESENTATIONS

Letters of notification were sent to surrounding neighbours, a notice displayed within the 
vicinity of the site and a notice placed in the local press. 11 letters of objection have 
been received, summarised as follows:

 The Cherwell Centre has become significantly busier and the car parking 
provision is insufficient – cars frequently park along Cherwell Avenue on the 
path and on the corner of Millbank Street;

 Vehicles parked on the highway and footway make it difficult to turn out of 
Millbank Street safely;

 Consider that the proposal does not include sufficient parking provision of the 
extra vehicles the flats will generate and does not solve the existing parking 
problems;
Officer’s Note: Highways issues are considered in detail in the relevant analysis 
section below.

 The land has been neglected for a number of years, making it an eyesore;
Officer’s Note: The site is an informal rather than formal area of incidental open 
space and therefore comprises grassland sward interspersed with several tree 
species – the site is in similar condition to a number of surrounding areas of 
grassland including the links opposite the site to the Roch Valley.

 Suggest that the site should be retained for use by the Cherwell Centre for 
hosting outdoor events and suggest alternative sites in the area which could 
accommodate the proposed development;
Officer’s Note: The planning application process is not a mechanism through 
which to consider alternative sites for a development of this nature.

 Loss of view and consider that the building will also result in a loss of light and 
privacy for properties along Millbank Street;
Officer’s Note: Loss of a view is not a material planning consideration. Matters 
including the potential for overshadowing and impacts on the privacy of 
adjoining occupiers are considered in detail below. 

 Development would result in noise disturbance – not only from construction but 
also from additional people living in the area;
Officer’s Note: An element of noise and disturbance from construction activities 
is inevitable and occurs at every development site. Nonetheless, a condition is 
recommended requiring the submission of a Construction Management Plan 
which allows for a number of control measures to seek to reduce the impacts on 



neighbouring residents. Noting that the scheme is for residential accommodation 
and would sit within a predominantly residential setting it is not considered that 
the development would result in any ongoing undue noise impacts.

 The scheme looks over-developed, out of scale for the size of the site and out of 
character in the street scene.
Officer’s Note: An assessment of the visual impacts of the scheme is contained 
in the analysis section below.

ANALYSIS

Principle of Development

Policy C1 of the Core Strategy Core Strategy requires the provision of at least 460 net 
additional dwellings per year in the period 2012 to 2028 to assist in the creation of 
successful, inclusive and mixed communities and meet housing needs. The policy 
acknowledges that this is a challenging target and whilst it seeks to ensure that the 
focus is on maximising the use of brownfield sites it states that the development of 
greenfield sites may be necessary and may be acceptable if it is demonstrated that the 
development would have limited adverse impact on green infrastructure or amenity 
value in and around the site.

Policy C3 notes that the Council will seek to ensure that new development provides 
housing types that take account of local needs and support the provision of housing on 
appropriate sites to meet the needs of specific groups including older people and other 
vulnerable groups. 

The development would sit alongside the Cherwell Village ‘integrated lifestyle campus’, 
a progressive service currently operated by PossAbilities – a social enterprise co-
owned by staff and service users which delivers integrated services for people with 
learning and physical disabilities, mental health and other needs providing support 
including day services, supported lodgings, respite services, dementia services, 
supported employment and community outreach.

The Cherwell Village currently comprises a range of onsite facilities including the 
‘Wellbeing Garden and Farm’ (an outdoor space comprising a petting zoo, performance 
space, outdoor kitchen, sensory garden, growing zone, wildlife corridors and bee 
hotels) and ‘The Social Lounge’ (an indoor social space for members of the community 
to meet and also access support and advice services). The proposed development 
represents the next phase in the growth of the PossAbilities offer and will comprise 
provision of purpose-built supported living accommodation.

In assessing the loss of existing open/amenity space, it is noted that the site was 
included in the Council’s Open Space Survey 2014-2017, which assessed the quality of 
all areas of formal and informal open space across the Borough against 12 criteria. The 
site does not comprise an area of Protected Recreational Open Space and was ranked 
‘low’ within 10 out of 12 criteria including visual relief, formal and informal recreation 
and children’s play, being ranked as ‘high’ only for its accessibility and ‘medium’ for its 
relationship with other space. It is noted that the site has little structural value, has low 
visual amenity value and does not comprise an area of nature conservation interest (as 
assessed in the submitted ecological survey). 

In light of the above, it is considered that the clear social benefits of the scheme, in 
respect of the provision of high-quality supported living accommodation, outweigh the 
very limited harm which would arise by virtue of development of the existing area of 
open space. Accordingly, the proposal is considered to meet with the objectives of the 



Core Strategy and would play an important role in facilitating the development of an 
inclusive community comprising an integrate approach to the location of housing, 
community facilities and services in accordance with the provision of the NPPF.

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 headed ‘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 building is such that it would consist of 17 clearly 
separate units of accommodation, with no shared facilities or communal areas. A small 
office and staff support facilities (approx. 20 sq.m) would be provided to assist in 
supplying 24 hour support provision. 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; 
the units would not be available on the open market and would be managed by a 
Registered Provider; care would be provided on a domiciliary basis; and the carers 
would not live within the unit. As a matter of fact and degree it is considered that the 
proposal therefore falls within Class C3(b) of the Use Classes Order. 

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) alone, as opposed to an 
un-restricted C3 use.

Design and Layout

The primary constraint to the site is the change in levels, which results in a relatively 
steep arrangement whereby ground levels across the site generally range from 112.9m 
AOD in the north east to 115.9m AOD in the south western. As a result of changes in 
levels and in order to provide a flat plateau for development, it would be necessary for a 
1.2m high retaining wall to be constructed on the western edge of the site, fronting onto 
Millbank Street. This would, however, be well screened from the adjacent highway by 
virtue of a proposed landscaped embankment leading down into the site. This also has 
the benefit of reducing the scale of the building when viewed from Millbank Street, with 
the submitted streetscene drawings demonstrating that the building would in effect be 
of single-storey stature at the southern-end of the site when viewed from this angle.

The architectural style of the building is relatively simple and traditional, based around a 
‘T’-shape formed by three two-storey blocks. The main bulk of the building would be set 
parallel to the southern boundary of the site, shared with the Cherwell Centre, with a 
wing projecting northwards across the site. The main entrance would be sited at the 



corner of the northern and eastern wings, accessed via a path leading from Cherwell 
Avenue and the associated car park set parallel to the highway. An access route would 
also be provided direct between the proposed building and the existing garden to the 
rear of the Cherwell Centre.

The proposed building is to be constructed using buff multi-coloured facing buff 
brickwork with contrasting bands of smooth glazed brickwork courses. Window cills 
would be cast stone, with a facing brickwork soldier course header to each. The roof 
would be a single ply membrane in a light grey colour with a standing seam and has 
been designed such that the roof would be set down behind full-height gables at the 
end of each wing - cast stone copings would be used for the gable parapets. Windows 
are to be recessed in deep reveals (minimum 180mm) in order to add elements of 
depth to the façade of the building. 

The building has been designed to complement the predominant two-storey stature of 
surrounding residential dwellings and whilst it would be demonstrably greater in height 
than the adjacent Cherwell Centre, it is noted that the development would sit against 
the backdrop of the dwellings on Millbank Street which are set at a higher land level, 
somewhat mitigating the impact.

Soft landscaping is proposed to be provided to the edges of the site, including new tree 
planting, in order to provide an element of screening and a buffer between the building 
and the street scene. The submitted plans outline indicative detail at this stage and a 
detailed landscaping scheme, including replacement tree planting as detailed in the 
assessment below, is to be required by condition.

Amendments have been requested by officers in respect of the finer detail of the 
elevational treatment of the building. Subject to receipt of amended plans reflecting 
these changes it is considered that the scheme would meet the requirements of Policies 
P3 and DM1 of the Core Strategy; an update on this matter will be provided to 
committee.

Amenity Standards and Relationship with Neighbouring Land Uses

The site benefits from an open aspect to the north and east, fronting onto Cherwell 
Avenue beyond which are areas of public open space leading to the Roch Valley. The 
primary interface with existing residential properties is to the west, fronting onto 
Millbank Street. As noted previously, the western wing of the building has been set 
below the ground level of Millbank Street, behind a retaining wall, in order to 
accommodate the change in levels across the application site and as a result the facing 
elevation would appear in effect near single-storey in stature at the southern end of the 
site, reducing the impact on neighbouring properties.

The properties fronting towards the site (nos. 21 to 29 Millbank Street and no. 66 
Cherwell Avenue) benefit from front gardens and driveways providing a set-back from 
the highway. The minimum separation distance across Millbank Street would be 19m, 
from the corner of the western wing of the building to no. 25 – however, this distance 
runs from the north east corner of the wing and is an off-set relationship, with a 
minimum distance of 20m from the first floor windows in the western gable. Whilst this 
falls 1m below the standard set out in the Residential Development SPD for two-storey 
facing elevations, given the single-storey appearance of this elevation it is not 
considered that there would be any adverse impact on the privacy of neighbouring 
occupiers.



The minimum separation distance from the east elevation of no. 66 Cherwell Avenue to 
the proposed building would stand at 20m; again this is to the corner of the proposed 
building and therefore an off-set relationship, and the separation distance from the 
nearest window to no. 66 would stand at 21m. Taking into account the above 
assessment, it is not considered that the proposed development would unduly impact 
on the amenity of neighbouring occupiers by way of overshadowing, overbearing 
impact or loss of privacy and therefore complies with the relevant requirements of 
Policy DM1 of the Core Strategy and the NPPF.

Access and Highways

The application is accompanied by a Transport Statement, containing a summary of 
transport and accessibility considerations. In respect of the wider context of the 
development, an existing bus stop is located immediately to the front of the 
development site on Cherwell Avenue and is served by the 461, providing regular 
access to Heywood centre, Norden, Bamford and Bury. Approximately 300m to the 
south of the site are additional bus stops on the A58 which are served by the 471 and 
the 163, providing access to Bolton, Rochdale, Middleton and Manchester. The site 
also benefits from access to the TfGM Heywood ‘LocalLink’ on-demand service.

There is also a wide array of local amenities within a suitable walking distance from the 
site including the medical practice on George Street, food and convenience stores on 
Bury Street, George Street and Times Retail Park and Heywood Sports Village. A 5km 
cycle catchment area from the site includes the entirety of Heywood along with the 
eastern half of Bury and the western fringes of Rochdale. It is also noted that the 
development sits immediately alongside the Cherwell Centre, and it is anticipated that 
residents of the development would make use of facilities at the Wellbeing Hub on a 
daily basis. The site can therefore be considered to comprise a sustainable location for 
residential development. 

A number of local residents have raised concerns in respect of the potential impacts of 
the development on traffic generation and highway safety, especially in light of high 
levels of on-street parking in the immediate vicinity of the site. It is acknowledged that 
the on-street parking levels evident both from the content of objection letters and the 
case officer’s site visit cannot be attributed entirely to the existing facility at the Cherwell 
Centre. It is noted that the wider site is also host to Derby Street Sure Start Children’s 
Centre, with limited parking available for both facilities. Notwithstanding this point, the 
application for consideration does not relate to the Cherwell Centre itself and does not, 
for example, seek consent for the community uses which take place at the Wellbeing 
Hub. Instead, the application at hand seeks consent only for the proposed supported 
living development and therefore an assessment must be made in light of the proposed 
impacts of the proposal itself. 

Trip generation and car park accumulation rates have been calculated using the 
industry-standard TRICS database for sheltered accommodation. These calculations 
lead to a robust estimate of the development generating a maximum of 2 two-way trips 
during the morning peak and 3 two-way trips during the afternoon peak – it is noted, 
however, that this does not consider the particular circumstances of this development, 
in that a large proportion of trips to and from the site by residents are likely to be to the 
adjacent Cherwell Centre, and will be undertaken by foot. 

In respect of car park accumulation rates, it is noted that car parking is predicted to 
peak at three vehicles on a typical weekday. The proposed layout includes for the 
provision of six parking spaces for the development, including two accessible spaces. 
The maximum standard for sheltered housing set out in the Core Strategy is for 1 space 



per 3 dwellings + 1 space per 2 FT equivalent staff. The applicant has, however, noted 
that in this particular case the intended residents of the development would not own or 
have access to cars by virtue of the nature of their disabilities; the spaces are therefore 
intended for use by staff members and visitors only and it is considered that this 
equates to an acceptable level of parking provision.

It is noted that the parking bays would be located parallel to existing speed humps on 
Cherwell Avenue; these would need to be relocated in order to facilitate construction of 
the access and a condition is recommended requiring that a suitable scheme for these 
works is submitted to the LPA prior to commencement of development.

Seven cycle parking stands are to be provided within a secure enclosure adjacent to 
the building to ensure adequate provision of facilities to encourage use of sustainable 
transport. A refuse store would be located to the, with a hard-surface path linking to the 
area of car parking to the front of the Cherwell Centre, facilitating safe collection of 
waste. 

Arboricultural Impacts

The application is accompanied by a Tree Survey and Arboricultural Impact 
Assessment (AIA) - a total of 7 individual trees (T1-T7) and 1 group of trees (G1) were 
surveyed and mapped, all of which are located along or in close proximity to the 
southern boundary of the site. At present they form a screening belt between the open 
grassed area and the existing wellbeing centre. They are all broadleaf species and with 
the exception of two trees, are in a good condition. The trees have been assessed in 
accordance with BS 5837:2012 Trees in relation to design, demolition and construction 
– Recommendations.

Three individual trees would be removed (T3, T4 & T5) to facilitate the proposed 
development. Two of the trees to be removed are of low quality (Category C), one of 
which has been made worse through poor pruning practice while the third (T5) is 
considered unsuitable for long-term retention in its current form, and is therefore 
considered to be Category U. The AIA considers that these losses could be mitigated 
for via replacement planting within 10 years.

The pruning of G1 and T2 (crown lift to 2.5m on the northern side) would also be 
required to allow for construction access and stand-off. This would result in a temporary 
reduction of screening along the southern boundary although this would be replaced by 
regrowth over time with no anticipated reduction in the quality of function of these trees.

The AIA report has been reviewed by the Council’s Arboriculturalist, who considers the 
conclusions to be reasonable. They have, however, raised some concerns in respect of 
post-construction pressure for further tree works, in light of the proximity of the building 
to group G1 and tree T2, and it is recommended that further detail be provided in 
respect of management of these trees. This can be required by way of a condition 
requiring a detailed Arboricultural Method Statement (AMS) to be submitted to the LPA 
for approval prior to commencement of works. It is noted that site-wide tree protection 
measures will be required during the construction phase, including temporary protective 
barriers demarcating root protection areas around retained trees – these measures can 
be required to be built into the AMS by way of condition.

Compensatory tree planting (at a minimum ratio of 2:1 as required by the Core 
Strategy) would be required for the soft landscaping proposals. Recommendations are 
provided within the AIA for suitable replacement species. The Council’s Arboriculturalist 
has noted that the replacement tree planting should be in addition to any planting which 



will form part of the general landscaping. A detailed landscaping scheme is to be 
required by condition.

Subject to the conditions recommended above, it is considered that the proposals 
would meet the requirements of Policies G6 and G7 of the Core Strategy and the 
relevant provisions of the NPPF.

Ecology

The application is accompanied by an extended Phase I habitat survey also containing 
the results of a desktop study and a ground-based assessment of trees for bat roost 
potential. The report notes that the site currently comprises amenity grassland 
(dominated by creeping buttercup amongst others) with scattered trees and a line of 
broad-leaved trees along the southern perimeter.

Whilst the site falls within an Impact Risk Zone (IRZ) of the Rochdale Canal (Special 
Area of Conservation (SAC) and Site of Special Scientific Interest (SSSI)), there are no 
pathways by which a small residential development on the site would result in adverse 
impacts, direct or indirect upon the SAC/SSSI.

The nearest locally designated site is Lomax Wood Site of Biological Importance (SBI), 
located around 270m north of the site, separated by Cherwell Avenue. Paths run 
through the open green space at Bottom O' Th' Brow, which then leads to the River 
Roch corridor and the associated green spaces. Whilst it is anticipated that the new 
residents and community may make recreational use of the local greenspace, the scale 
of the proposed development is not considered to pose any significant adverse impact 
to the viability of the locally designated sites.

The report notes that the trees onsite and along the periphery have no features suitable 
for roosting bats. The treeline/scrub habitat along the southern boundary of the site 
offers suitable nesting opportunities for local birds, small mammals and invertebrates. 
The habitats present on site are not suitable for badger or reptiles. No non-native 
invasive plants or protected plant species were recorded within the site boundary.

The composition of the grassland sward lacks diversity and species richness. 
Development will also result in the loss of three trees (including one partially dead ash 
tree). The botanically poor grassland, heavily damaged ash tree and two relatively 
young Norway maple trees, are of limited ecological value. The line of vegetation along 
the southern boundary provides a locally important resource for birds, invertebrates and 
mammals. An access footpath will be required to connect the apartments to the rest of 
the Cherwell Centre and this may result in fragmentation of this resource as a result of 
the loss of several trees.

As such, despite the relative low ecological quality of the habitats on site there is the 
potential for a net-loss in biodiversity as a result of development of the site and 
compensation will be necessary. Incorporating native planting of tree species and 
hedges (around the edge of the development) will ensure the loss of the three trees and 
any loss of the southern treeline is mitigated for. Hedge and tree planting across the 
site will also increase the invertebrate diversity and consequently other wildlife, as well 
as improve connectivity across the site as well the Cherwell Centre as a whole.

It is recommended that any vegetation clearance should be undertaken outside the bird 
nesting season (March to August inclusive). In order to protect any potential toads on 
site, the submitted ecological report recommends that works proceed with caution 
under Reasonable Avoidance Measures (RAM's). Biodiversity enhancement measures 



should also be provided in the development, such as bird and bat boxes, mammal and 
invertebrate refugia and hedgehog gates and boxes. Conditions to cover these matters 
are recommended; subject to implementation of the same it is considered that the 
proposals meet the requirements of Policy G7 of the Core Strategy and the relevant 
provisions of the NPPF.

Flood Risk and Drainage

The application is accompanied by a Flood Risk Assessment and Drainage Strategy. 
The FRA notes that the site lies within Flood Zone 1 (annual probability of either river or 
tidal and coastal flooding of less than 0.1% i.e. less than 1 in 1,000 years. However, the 
site does lie within an area designated as a Critical Drainage Area (CDA) in the Bury, 
Oldham and Rochdale Strategic Flood Risk Assessment. 

The FRA contains an assessment of potential sources of flooding for the site, and 
identifies potential risk only from two sources – flooding from overland flow (due to the 
location within a CDA) and flooding from artificial drainage systems (with private drains 
identified on the site).

The proposed Surface Water Drainage Strategy has been designed so that no surface 
water flooding / overland flow occurs during the 1:30 year and 1:100 year events. 
Furthermore, surface water in excess of agreed run-off rates are to be attenuated on 
site up to the 1:100 year plus 40% climate change. As such, the FRA report considers 
that the risk of flooding from overland flow to the proposed development is regarded as 
low. A CCTV survey was undertaken of the combined drainage traversing the site and it 
is proposed that these be diverted as part of the proposed foul water drainage system. 

In looking at the potential for the utilisation of Sustainable Urban Drainage Systems 
(SuDs) the FRA report includes the results of initial ground investigation testing 
including borehole testing. This investigation has shown that existing ground conditions 
are unfavourable for infiltration. There are no watercourses within close proximity to the 
site, the nearest being the River Roch some 280m north. As a result, the drainage 
scheme proposes discharge of surface water to the existing public surface water sewer 
on Cherwell Avenue. 

The FRA contains the results of Greenfield run-off rate calculations and notes that 
surface water run-off in excess of these rates should be attenuated on-site prior to 
discharge. However, to restrict run-off rates to the values listed would require the 
diameter of a Flow Control device to be very small. This would increase the risk of 
blockages and would lead to an increase in the risk flooding to the proposed 
development. As a result, the developer proposes to limit the surface water discharge 
rate to 6.5 l/s, in line with the maximum permissible rate set out by United Utilities, 
utilising a Hydrobrake flow control device. 

The FRA and drainage strategy has been reviewed by the Council’s Drainage and 
Flooding Engineer who has noted their agreement with the drainage design principles 
provided in the report and raises no objection to the proposal. As a result, a condition is 
recommended requiring the submission of a detailed drainage strategy, based on the 
principles set out in the submitted report, prior to commencement of above ground 
works. Subject to the application of such a condition it is considered that the proposal 
meets the requirements of Policy G8 of the Core Strategy and the relevant 
considerations of the NPPF.



Land Remediation

Consultation has been undertaken with the Council’s Public Protection (Environment) 
Service, which has recommended the imposition of a standard condition requiring the 
submission of an investigation and risk assessment prior to commencement of works 
on site which will identify any necessary remediation measures to be employed. Subject 
to the imposition of such a condition and the subsequent implementation of a 
remediation scheme it is considered that the proposal meets the relevant requirements 
of Policy G9 of the Core Strategy, Policy EM/8 of the Unitary Development Plan and the 
National Planning Policy Framework.

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, especially given the presence of the adjacent ‘Wellbeing 
Garden and Farm’ at Cherwell Village, 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 managed by a Registered Provider Social 
Landlord. Paragraph 64 of the NPPF also notes that exemptions to affordable housing 
requirements should be made where a proposed development provides specialist 
accommodation for a group of people with specific needs. 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 again considered that this could not be 
justified based on the specific size and nature of the proposed accommodation.

In light of the above, a condition is proposed requiring that the development is only 
occupied as assisted living accommodation within Use Class C3(b) to ensure that the 
development could not be occupied as open market housing.

Conclusion

The proposed development would provide 17 high-quality supported living apartments 
in a sustainable location within the existing urban area alongside an existing 
complementary community facility. The development would therefore make a significant 
contribution to the supply of housing in a sustainable location, as well as to the supply 



of valuable supported living accommodation, and the social benefits of the scheme are 
considered to outweigh the very limited harm which would arise by virtue of 
development of the existing area of open space.

Subject to the requested amendments being made to the design of the scheme, the 
proposal will comply with more detailed development management considerations in 
respect of the design of the building itself, highway safety, the relationship of the 
development with adjoining land uses, flood risk & drainage and land remediation 
requirements. Other impacts of the development can be suitably mitigated by the use of 
appropriate planning conditions. The application therefore complies with the 
development plan and accordingly is recommended for approval.

RECOMMENDATION

GRANT planning permission subject to the schedule of conditions listed below:

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 drawing no. AFL-00-ZZ-DR-A-00100 rev. P1
- Proposed Site Plan drawing no. AFL-00-ZZ-DR-A-00102 rev. P1
- Proposed Ground Floor Plan drawing no. AFL-00-00-DR-A-20101 rev. P1
- Proposed First Floor Plan drawing no. AFL-00-01-DR-A-20102 rev. P1
- Proposed Roof Plan drawing no. AFL-00-01-DR-A-20102 rev. P1
- Proposed Elevations drawing no. AFL-00-XX-DR-A-20201 rev. P1
- Proposed Street Elevations drawing no. AFL-00-XX-DR-A-20203 rev. P1
- Proposed Street Elevations drawing no. AFL-00-XX-DR-A-20204 rev. P1

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 No development shall take place (including any demolition or site clearance 
works) until a Construction Management Plan (CMP), which shall include the 
following:

a) the parking of vehicles of site operatives and visitors; 
b) loading and unloading of plant and materials; 
c) storage of plant and materials used in constructing the development; 
d) the erection and maintenance of security hoarding including decorative 

displays and facilities for public viewing, where appropriate; 
e) wheel washing facilities; 
f) measures to control the emission of dust and dirt during construction; 
g) a scheme for recycling/disposing of waste resulting from demolition and 

construction works;
h) measures for the protection of the natural environment from accidental 

spillages, dust and debris; 



i) hours of construction, including deliveries.

has been submitted to, and approved in writing by the Local Planning Authority. 
The approved CMP shall be adhered to throughout the construction period. The 
development shall not be carried out otherwise than in accordance with the 
approved CMP without the prior written permission of the Local Planning 
Authority.

Reason: To minimise detrimental effects to the neighbouring amenities, the 
amenities of the area in general, detriment to the natural environment through 
the risks of pollution and dangers to highway safety, during the construction 
phase in accordance with Policies DM1, P3, T2, G8 and G9 of the Core Strategy 
and the National Planning Policy Framework.

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

4 No development shall take place until an investigation and risk assessment has 
been submitted to and approved in writing by the Local Planning Authority. The 
assessment shall investigate the nature and extent of any contamination on the 
site (whether or not it originates on the site). The assessment shall be 
undertaken by competent persons and a written report of the findings submitted 
to and approved in writing by the Local Planning Authority before any 
development takes place. The submitted report shall include:

i)  a survey of the extent, scale and nature of contamination
ii) an assessment of the potential risks to:

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

livestock, pets, woodland, and service lines and pipes,
 adjoining land,
 groundwaters and surface waters,
 ecological systems,
 archaeological sites and ancient monuments;

iii) where unacceptable risks are identified, an appraisal of remedial 
options and proposal of the preferred option(s) to form a remediation 
strategy for the site.

The development shall thereafter be carried out in full accordance with the duly 
approved remediation strategy and a verification report submitted to and 
approved in writing by the Local Planning Authority before any of the building(s) 
hereby approved are first occupied. 

Reason: To prevent pollution of the water environment and to ensure the safe 
development of the site in the interests of the amenity of future occupiers in 
accordance with policies G8 and G9 of the adopted Rochdale Core Strategy and 
the National Planning Policy Framework.

Reason for pre-commencement condition: An understanding of necessary 
remedial works is required before works start on site in order to ensure that 
comprehensive and appropriate remediation is undertaken from the 
commencement of engineering operations.



5 Notwithstanding any detail shown on the submitted plans, no development shall 
take place until a scheme for the drainage 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 surface water 
drainage scheme shall substantially accord with the provisions of the submitted 
Flood Risk Assessment & Drainage Strategy (Campbell Reith ref. 12808 rev. 
D1). 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.

6 No development shall take place until such time as a comprehensive scheme for 
the relocation of existing speed reduction measures on Cherwell Avenue, 
including a timescale for implementation, has been submitted to and approved 
in writing by the Local Planning Authority. The development shall thereafter be 
carried out in accordance with the approved scheme.

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

Reason for pre-commencement condition: Works for the relocation of speed 
reduction measures will need to be carried out in tandem with the formation of 
an access to the site.

7 No development or works of site preparation shall take place until such time as 
an Arboricultural Method Statement (Arboricultural Impact Assessment (The 
Environment Partnership ref. 6704.002 version 2.0)), including but not limited to 
detail on which trees are to be removed, which trees are to be retained, any 
other tree work to facilitate development including pruning, proposals for 
ongoing management of retained trees, temporary protective barriers, temporary 
ground protection, site supervision, location of services and, if required, 
specialist construction techniques in accordance with BS 5837:2012 (Trees in 
Relation to Design, Demolition and Construction) has been submitted to and 
approved in writing by the Local Planning Authority. No development or works of 
site preparation shall take place until all trees that are to be retained within or 
adjacent to 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 on the site in the interests of the 
amenities of the area and in accordance with Policies P3, G6 and G7 of the 
adopted Rochdale Core Strategy and the National Planning Policy Framework.



Reason for pre-commencement condition: Protection measures for retained 
trees are required to be in place prior to commencement of any works on site to 
ensure no damage is caused.

8 No development shall take place until such time as Reasonable Avoidance 
Measures (RAMs) Method Statement for Common Toad has been submitted to 
and approved in writing by the Local Planning Authority. The development shall 
thereafter be carried out in accordance with the approved statement.

Reason: In the interests of protecting toad species on and within the vicinity of 
the site in accordance with Policy G7 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework.

Reason for pre-commencement condition: An approved scheme of RAMs is 
required to be implemented prior to commencement of works on site.

9 No clearance of trees and shrubs in preparation for (or during the course of) 
development shall take place during the bird nesting season (March - August 
inclusive) unless an ecological survey has been submitted to and approved in 
writing by the Local Planning Authority 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 Policy G7 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.

10 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 building(s) 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 prior to the first occupation of the 
development. 

Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity in accordance with Policies P2, P3 and DM1 of the adopted Rochdale 
Core Strategy and the requirements of the National Planning Policy Framework.

11 Notwithstanding the details shown on the approved plans and the requirements 
of condition 2 of this permission, no above ground works shall take place until 
details of all windows and doors (including their materials, finishes, recesses 
and opening profile) have been submitted to and approved in writing by the 
Local Planning Authority. The windows and doors shall be installed in 
accordance with the duly approved details before the dwellings hereby approved 
are first occupied and shall be retained as such thereafter.

Reason: In order to ensure use of appropriate materials and design details 
which are sympathetic to the character of the site and its surroundings in the 
interests of visual amenity in accordance with the requirements of Policy P3 of 
the adopted Rochdale Core Strategy and the National Planning Policy 
Framework.



12 No above ground works shall take place until a scheme of biodiversity 
enhancements for the site substantially in accordance with the 
recommendations of the submitted Ecological Assessment (The Environment 
Partnership ref. 6704.001 version 2.0) has been submitted to and approved in 
writing by the Local Planning Authority. The duly approved scheme shall be 
implemented in full prior to first occupation of the dwellings and retained 
thereafter.

Reason: In the interests of enhancing biodiversity and habitat provision within 
the site in accordance with Policy G7 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework.

13 (a) Notwithstanding the details shown on the approved plans, the development 
hereby permitted shall not be occupied until full details of both hard and soft 
landscaping works (which shall substantially accord with the recommendations 
of the Ecological Assessment (The Environment Partnership ref. 6704.001 
version 2.0) and the Arboricultural Impact Assessment (The Environment 
Partnership ref. 6704.002 version 2.0)) 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) including appropriate replacement planting for the trees 
to be removed to facilitate the development, existing plants / trees to be retained 
and a scheme for the timing / phasing of implementation works.

(b) 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. All soft landscaped areas shall be retained for such purpose in 
perpetuity.

(c) 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 G6 and G7 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework.

14 No part of the development shall be occupied until details of the type, siting, 
design and materials to be used in the construction of boundaries, screens or 
retaining walls have been submitted to and approved in writing by the Local 
Planning Authority and the approved structures have been erected in 
accordance with the approved details. The structures shall thereafter be 
retained.  

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.



15 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 occupied and shall be 
retained thereafter for their intended purpose.

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

16 The assisted living dwelling units 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. Without 
this restriction the proposal would not comply with affordable housing, public 
open space and education contributions contained within Policies C4, C7, G6 
and DM2 of the adopted Rochdale Core Strategy.


