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SITE LOCATION 

 

Report to Planning and Licensing Committee 



DELEGATION 
 

1.1 This application has been referred to the Planning and Licensing Committee 
as it is not policy compliant with regards to provision of affordable housing 
and other contributions.  

 
PROPOSAL SUMMARY 

 

2.1 Full planning permission is sought for the erection of 102 dwellings with 
associated roads, footpaths, parking and gardens. The dwellings will all be 
two storey, with a mix of three and four bedroom, detached and semi-
detached. 
 

2.2 The proposal also includes a transfer of land to the Council, with the intention 
that this land would be used for a school (referred to in this report as ‘the 
school land’). This includes an agreement intended to secure the land 
necessary to connect the transferred parcel of land to the proposed highway 
network (referred to in this report as ‘the school access land’). This transfer is 
to be secured via legal agreement. 
 

2.3 The applicant has stated that the transfer of the land should be considered a 
contribution and offset against the other S106 liabilities.  
 

2.4 The main part of the site which will be used for the housing development, 
open space and school access land extends to 3.21ha. The school land falls 
outside of the main application boundary but is included within a secondary 
boundary in order to scope it in to the application and extends to 2.53ha. 
These two parcels of land together are referred to as ‘the wider site’ in this 
report. The school land is immediately to the south west of the red line site. 

 
RECOMMENDATION 

 

3.1 It is recommended that the Planning and Licensing Committee resolves to 
GRANT planning permission, subject to the recommended conditions and 
subject to the completion of a S106 legal agreement to include: 

 
i. A financial contribution of £25,000 towards a Traffic Regulation Order 

[TRO] and traffic calming measures, both within the proposed 
development and nearby existing highways network; 

ii. The transfer of the school land to the Council, at a cost of £1 to the 
Council; and, 

iii. The transfer of the school access land to the Council. 
 
And that the Head of Planning Services is authorised to GRANT planning 
permission upon execution of the above S106 agreement subject to 
conditions. 

 



REASON FOR RECOMMENDATION 
 
4.1 The site is entirely brownfield and is within the Defined Urban Area (saved 

Unitary Development Plan [UDP] policy G/D/1), having been previously 
developed but cleared of above ground structures. Outline permission for 
250 homes on the wider site was granted in 2016 (following similar approvals 
in 2010 and 2007). These outline consents were not progressed due to 
prohibitive development costs. In response, Homes England purchased the 
site with a view to working to enable it to be brought forward. This application 
is the result of a land deal between Homes England and the applicant. The 
wider site was identified for residential development in the 2018 consultation 
on the Draft Allocations Plan (site reference: AL/HOU/53). However, is not 
allocated for any use as part of the adopted Development Plan and therefore 
has no formal allocation at present. 

  
4.2 The proposed housing would form an extension to the existing residential 

areas immediately adjacent to the north, east and south boundaries of the 
site. The development is considered to make efficient use of the site in a 
manner which is acceptable in terms of all material considerations, in 
recognition of the fact that the development cannot sustain full developer 
contributions. Whilst the viability position means that harm would arise from a 
lack of sufficient contributions for: affordable housing; open space; formal 
sport; education; and, highways, it is considered that on balance, the benefit 
of delivering housing on a stalled brownfield site alongside provision of land 
for a one form entry primary school would outweigh this harm. 
 

4.4 On this basis, approval of the scheme would enable development of a 
vacant, brownfield site, resulting in sustainable development which would 
contribute to the supply of housing in the borough. 
 

 
 



SITE 
 
The site for the proposed housing (red line boundary) extends to 3.21ha, with the 
school land (blue line boundary) extending to 2.53ha. Together, these parcels of land 
form the wider site, positioned to the south west of Nixon Street, Castleton, 
effectively wrapping around the north and west of the existing dwellings on Moor 
Park Avenue. 
 
The site is within the Defined Urban Area and is positioned on the edge of the urban 
area which lies to the north, east and south, with open land to the west which lies 
within the Green Belt. The immediately adjacent urban area is defined by contiguous 
residential areas extending generally north towards the A58 and south towards the 
M62, with a predominantly industrial area a short distance to the east. The adjacent 
open land is predominantly agricultural, with golf courses further to the north west 
and south west. 
 
The wider site was most recently in active use as Carcraft (a car retailer), which is 
understood to have ceased use in 2015. Since then and following stalled progression 
of outline consents for residential development on the wider site, the site was 
purchased by Homes England with the intention of enabling housing development to 
be brought forward on this brownfield site. The wider site is now cleared brownfield 
land with no substantial above ground structures, with the exception of two 
substations and also boundary features around the outside of the site, comprising 
brick walls or palisade fencing. The surface is predominantly hardstanding, with 
informal scrub covering small areas. 
 
Access to the site was previously taken from Nixon Street which now terminates a 
short distance into the site. Nixon Street connects to Manchester Road to the east, 
which in turns provides connections to Rochdale to the north and both the A627(M) 
and Middleton to the south. Castleton railway station is approximately 500m to the 
south east of the site. 
 
PROPOSAL 
 
Full planning permission is sought for the development of the red line site, to include 
102 dwellings (Use Class C3) with associated gardens, roads, footpaths, parking 
and open space. The dwellings will all be two storey, with a mix of three and four 
bedroom, detached and semidetached. The proposal does not include any 
affordable housing, with the applicant indicating that the intention is for the houses to 
be sold on the open-market as entry-level housing. It should be noted that no 
definition of entry-level housing is provided, with no assurance in this regard.  
 
The development would be accessed from Nixon Street. The existing highway will be 
extended across the centre of the site, with four cul-de-sacs extending from it (two to 
the north and two to the south). Whilst the extension to Nixon Street will not run right 
up to the west or south west boundary, the applicant has confirmed that they will 
make land available necessary to enable future connection of the school land to 
Nixon Street. Pedestrian and cycle access will be via Nixon Street. No other 
connections are proposed. 
 



The proposal also includes the transfer of land to the Council for use for a school. 
This part of the site would not be developed as part of these proposals. A legal 
agreement has been prepared to manage this transfer of land, including rights to 
extend Nixon Street through the red line site and up to the school land, at no cost to 
the Council. 
 
 
DEVELOPMENT PLAN 
 
Adopted Rochdale Core Strategy (CS): 
 
SP2   The Spatial Strategy for the borough  
SP3   The Spatial Strategy for the townships  
SD1   Delivering sustainable development  
DM1   General development requirements 
DM2  Delivering planning contributions and infrastructure 
  
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 
C8  Improving community, sport, leisure and cultural facilities 
 
SO3  Improving design, image and quality of place 
P1  Improving image 
P2  Protecting and enhancing character, landscape and heritage 
P3  Improving design of new development 
 
SO4  Promoting a greener environment 
G1  Tackling and adapting to climate change 
G2  Energy and new development 
G4  Protecting the Green Belt 
G6  Enhancing green infrastructure 
G7  Increasing the value of biodiversity and geodiversity 
G8  Managing water resources and flood risk 
G9  Reducing the impact of pollution, contamination and land instability 
 
SO5  Improving accessibility and delivering sustainable transport 
T1  Delivering sustainable transport 
T2  Improving accessibility 
Appendix 5 Schedule of Parking Standards 
 
Rochdale Unitary Development Plan (UDP):  
 
G/D/1  Defined Urban Area  
G/D/2  Green Belt 
EM/7  Development and Flood Risk 
EM/8  Protection of Surface and Ground Water 
 
 



Supplementary Planning Documents (SPD): 
 

- Affordable Housing (March 2008) 
- Biodiversity and Development (January 2008 – updated February 2017) 
- Climate Change Adaption (June 2012) 
- Guidelines & Standards for Residential Development (June 2016) 
- Oldham and Rochdale Urban Design Guide (September 2007) 
- Oldham and Rochdale Residential Design Guide (September 2007) 
- Provision of Recreational Open Space in New Housing (March 2008 – 

updated January 2017) 
 
NATIONAL PLANNING POLICY AND GUIDANCE 
 
National Planning Policy Framework (NPPF) – July 2021 
National Planning Practice Guidance (NPPG) 
National Design Guide – 2021  
 
RELEVANT PLANNING HISTORY 
 
18/01082/FUL Demolition of buildings and walls, and the subsequent erection 

of 2.4m high palisade fencing. Granted December 2018. 
 
17/00098/DEM Prior notification for the demolition of the Carcraft showroom 

building. Granted March 2017. 
  
13/00389/OUT Outline application for 250 dwellings. Granted 2016. 
 
10/D53039 Outline application for 250 dwellings. Granted 2010. 
 
06/D47941 Outline application for 250 dwellings. Granted 2007. 
 
CONSULTATION RESPONSES 
 
The Coal Authority: confirms that the site does not fall within the defined 
Development High Risk Area but instead is within the Low Risk Area. On the basis, 
they provided no formal comments but reminded the LPA of the need to include the 
Coal Authority’s standing advice alongside any approval. 

Greater Manchester Ecology Unit [GMEU]: no objection, subject to conditions. 

Education: no objection, subject to a primary school places of £326,852.37 to be 
secured via S106 and the transfer of the school land (with the intention that this will 
be used for a one form entry primary school). The School Place Planning Manager 
was aware of the intended approach, including the intention to include to transfer of 
the school land, prior to the application being submitted. 

Environmental Protection – Air Quality: no objection, subject to conditions 
requiring: submission of a Dust Management Plan; and, installation of electric vehicle 
charging points at all dwellings.  



Environmental Protection – Ground Conditions: no objection. A detailed 
remediation Completion Scheme was reviewed by the Environmental Health Senior 
Officer and found to be acceptable, subject to a condition requiring submission of a 
suitable validation report which demonstrates that the proposed mitigation has been 
installed and is operating as intended. 

Environmental Protection – Noise: no objection, subject to conditions requiring: 
the submission of a suitable Construction Management Plan; and, an hours condition 
to restrict construction days and times. 

Greater Manchester Archaeological Advisory Service [GMAAS]: Raise no 
objection, subject to condition to secure a Written Scheme of Investigation [WSI] 
prior to commencement of development, due to the high potential for surviving 
remains of two mills previously on site. 

Greater Manchester Fire Service: no objection. Standard recommendations 
relating to general fire safety principles provided. 

Greater Manchester Police: no objection, subject to condition requiring the 
recommendations contained within the CIS to be implemented. 

Highways: no objection, subject to contributions and/or works to mitigate the 
impacts of the development. 

 Traffic calming: the site access is via Nixon Street which is a long straight 
road. It will therefore be necessary to install traffic calming along Nixon Street. 
A contribution of £45k will be required to achieve this, or the developer can 
agree a scheme and install this, with £4,000 then required instead for creation 
of an associated TRO. 

 Highway trees: the scheme includes trees within the boundary of the 
highway. These trees should be repositioned to ensure that visibility is not 
obstructed – this can be agreed as part of a landscaping scheme condition. 
£36,654.75 will be required for the maintenance of highway trees.  

 Impact on network: an in-depth Transport Study to establish the impact of 
the proposed development on the wider highway network was requested. The 
Highway Authority has confirmed upon review of the Transport Assessment 
that this matter has been adequately responded to. 

 Parking: 200% parking is proposed which is ideal for a development of this 
type. 

 Refuse collection: the proposals are acceptable in this respect. 

Homes England: no objection. 

 Transfer of land: Homes England confirmed support for the value of the 
education land to be used by the applicant to offset their liabilities. 



Housing: no objection subject to the scheme complying with the adopted policy as it 
relates to affordable housing, by either providing on-site affordable housing or else a 
contribution. 

Lead Local Flood Authority [LLFA]: raises no objection, subject to conditions 
requiring implementation of submitted details. 

United Utilities [UU]: raises no objection, subject to pre-occupation conditions to 
agree drainage details and to secure implementation of other details already set out 
in the submitted Foul & Surface Water Drainage design. 

 Existing drainage infrastructure: UU advised that a water main and public 
sewer cross the site, and set out the access requirements which must be 
maintained. UU advised that “It is the applicant's responsibility to investigate 
the possibility of any United Utilities’ assets potentially impacted by their 
proposals and to demonstrate the exact relationship between any United 
Utilities' assets and the proposed development.” 

Open Space: no objection, subject to contribution to mitigate impact on playground 
equipment in existing public open space [POS]. 

 Impact on playgrounds: the proposal does not include any equipped play 
space and therefore a contribution will be required. 

 Formal sport: a contribution towards formal sport will be required, to be 
secured by S106. 

TfGM: advice offered with no objection raised. 

 Sustainable travel: it was noted that the Travel Plan set out that car sharing 
would be promoted. TfGM also advised that providing subsidised public 
transport should also be considered. 

 Financial contribution: in the initial response in January 2021, a request 
was made for a financial contribution towards improvements at the junction of 
Nixon Street and Manchester Road. However, it was subsequently confirmed 
in December 2021 that these improvements had been fully funded by other 
means and therefore the request for any contributions was withdrawn. 

 Impact on network: an in-depth Transport Study to establish the impact of 
the proposed development on the wider highway network was requested. The 
Highway Authority has confirmed upon review of the Transport Assessment 
that this matter has been adequately responded to. 

Environment Agency: No comments received. 

MEMBER REPRESENTATIONS 
 
No representations have been received from Members. 
 
 



PUBLIC REPRESENTATIONS 
 
Letters of notification were sent to surrounding neighbours, site notices displayed in 
the vicinity of the site and a notice placed in the local press. 

Objection Reps 1 Support Reps 0 Neutral Reps 0 
 
The objection received is summarised as follows: 

 The removal of some of the existing trees around the site boundary will harm 
neighbouring privacy and could damage existing boundary walls; 

 The removal of trees will harm wildlife, such as bats and foxes; 
 Plots 24, 26, 27 and 28 may provide direct lines of site in to existing 

dwellinghouses; 
 The anti-climb strips (existing security measures) which are to be removed 

have successfully deterred trespassers for the past 24 years – these should 
be retained; 

 There is an existing problem with speeding cars in the area, as well as poorly 
maintained roads subject to flooding. Additional traffic will cause further 
problems; 

 There will be a shortage for GP and dental services to support the 
development; and, 

 The development will affect existing neighbouring property prices. 
 

The material planning considerations in the representations received above are 
addressed in the Analysis section below 

 
ANALYSIS 

Principle of Development 

1. The site is located within the Castleton ward, this being within the urban south of 
the borough, close to the M62 and other strategic transport links. The site is 
currently vacant, hard-surfaced scrubland, having been cleared of buildings 
associated with previous uses which ceased a number of years ago. 

2. The spatial strategy for the Borough (CS Policy SP2) seeks to focus housing 
delivery within the south of the borough in the Manchester fringe, including within 
identified regeneration areas. The site falls within this area of focus, with the CS 
setting out in its Spatial Vision for Rochdale that Castleton is an area which would 
benefit from regeneration and housing growth.  

3. Saved Policy G/D/1 of the UDP relates to the Defined Urban Area, setting out 
that wherever possible, new development should be concentrated within this 
area, in order to focus regeneration and to protect the countryside. The site is 
within the Defined Urban Area. 



4. Similarly, CS Policy C1 sets out that the Council will seek to maximise the 
potential of previously developed sites within the urban area to achieve a target 
of 80% of new housing on Previously Developed Land. 

5. The site is also identified on the Council’s brownfield register (site reference: SH 
2230). The site is previously developed land [PDL] in accordance with the 
definition set out in Annex 2 of the NPPF. This is on the basis that the site was 
occupied by permanent structures and fixed surface infrastructure (i.e. the 
buildings, yards and car parks associated with the previous uses). 

6. It is noted that outline planning permission for residential development on this site 
was granted under 13/00389/OUT. Whilst there have been changes in national 
policy and guidance since this outline consent was granted, notably as they relate 
to design and ecology, the material policy as it relates to delivery of housing and 
brownfield development has not changed in such a way as to materially impact 
the general suitability of the use of this site for housing. In this respect, the 
principle of development of the site for residential purposes has already been 
established in the issuing of previous outline permission. 

7. Whilst the general principle of residential development of this previously 
developed site for housing is acceptable as set out above, this factor must be 
balanced against all other material considerations, as discussed in detail in the 
following sections of this report.  

8. Notably, the applicant has provided a Viability Statement which sets out 
contributions equivalent to a very small percentage of those which would be 
required, including no affordable housing provision. This is discussed in more 
detail later in this report.  

Layout and Design 

9. The existing site is vacant, generally characterised by unmaintained hard 
surfacing which formed the development platform for the previous buildings, 
roads and car parks on site, as well boundary fences including security fencing.  

10. The existing site has a generally harmful visual impact on the surrounding area 
which is otherwise characterised by visually coherent residential areas, or 
relatively green and attractive open space. 

11. The Rochdale Development Plan and national guidance together require 
development to be in keeping with the established character of the local area. 
Additionally, updates to national guidance within the last year have given greater 
weight to ensure that development is beautiful, enduring and successful. In 
addition to this general guidance, some specific new requirements have been 
introduced, such as for streets to be tree-lined (NPPF paragraph 131) – this 
being included within the proposals. 

12. The proposed housing density sits between the higher and lower densities of the 
adjacent residential areas, and is in keeping with the general urban character of 
the wider area. 

13. Whilst the materials of construction are to be confirmed via condition, the DAS 
indicates that a range of materials and finishes will be used which will be in 



keeping with the adjacent areas, specifically referring to brick and grey tiles. The 
general scale of the dwellings will be similar to the existing surrounding dwellings.  

14. There are some areas where stretches of back garden boundaries abut the 
highway. However, these areas which feature longer boundaries exposed to 
public view will feature low brick walls with panels above between brick piers. 
Otherwise, 1.8m timber fencing will be used between gardens. Whilst provision of 
active frontages throughout the scheme is preferred, the proposed layout makes 
efficient use of the space whilst minimising these fenced frontages. Furthermore, 
the inclusion of street trees within the scheme will enhance the development.  

15. The scheme includes two parking spaces per dwelling in accordance with 
appendix 5 of the Core Strategy. All of the parking along the extended part of 
Nixon Street will be provided by driveways to the sides of the dwellings, which will 
further help to create a more attractive frontage along the most visible part of the 
scheme. Whilst frontage parking is more prevalent further within the scheme, 
overall the parking strategy will balance the provision of sufficient parking; the 
creation of attractive streets; and, the efficient use of land.  

16. The proposed houses can be said to be a similar but more contemporary version 
of the houses to the east and south of the site, in terms of external appearance 
and detailing and are considered acceptable in the context of this site. 

17. Where the proposed dwellings are adjacent to the adjoining open space, they will 
be orientated such that the rear gardens and associated boundaries back on to 
the open space, similar to existing residential areas. In this respect, the 
development will have a more coherent relationship with the open space when 
compared to the previous use which featured larger buildings and extensive 
areas of parking. 

18. Subject to a condition to secure appropriate external materials, the development 
would be in keeping with the character of the surrounding area. The development 
of the site for an active use will improve the general appearance and amenity of 
the site. Where there are visual differences between the proposed and nearby 
dwellings, on balance it is considered that these will be consistent with the 
existing range of visual character and would not cause any significant harm to the 
visual amenity or character of the surrounding area.  

19. For the reasons, the development proposals are considered to comply with CS 
Policies P1, P2, P3 and the NPPF. 
 
Residential Amenity 
 

20. The Council’s adopted SPD ‘Guidelines and Standards for Residential 
Development’ (2016) contains guidelines and requirements which seek to 
preserve the amenity standards for existing and future residents both on and 
adjacent to the site. Included within the above document are the expected space 
standards for new residential development. 

21. Within the site, the proposed dwellings would accord with the required 21m 
minimum separation distances between principle elevations at first floor level. 



This also applies to the separation between the proposed dwellings and existing 
dwellings outside of the site. Where separation distances are below 21m, this is 
where at least one of the elevations is single storey, such as between the 
proposed dwellings along the north east boundary and the existing rear 
outriggers of the dwellings on Ivor Street. The layout also meets the requirement 
for a separation of at least 14m between a two storey elevation with windows and 
one without. The position and window pattern of the dual aspect corner dwellings 
within the scheme also accord with these requirements. 

22. The gardens for the majority of dwellings are relatively generously sized, 
providing satisfactory outdoor amenity space. It is acknowledged that relative to 
the average garden size within the proposed development some plots have small 
gardens (e.g. plots 51 and 75) but it is noted that these gardens are still 
significantly larger than the yards associated with the majority of nearby terraced 
dwellings and regardless will still provide a usable, functional outdoor space. 

23. The scheme also includes a large area of open space between the proposed 
houses and the school land. Whilst this will simply be a grassed area, this will still 
provide outdoor amenity space for residents and will contribute to a more open 
and green character for the parts of the site close to it. Similarly, the street trees 
within the scheme will contribute positively to residential amenity. 

24. With regards to neighbour amenity during construction, hours of construction 
would be controlled through condition to appropriately minimise any disturbance. 

25. For the reasons outlined above, it is considered that the proposed development 
would provide a satisfactory standard of residential amenity for the future 
occupiers of the development whilst adequately protecting the residential amenity 
of surrounding occupiers.  On this basis, the application is considered to accord 
with Core Strategy Policy DM1, the SPD ‘Guidelines and Standards for 
Residential Development (2016) and national guidance including the NPPF and 
National Design Guide (2021). 

Access, Highways and Parking 

26. The site is as little as 170m from Manchester Road, with a range of local 
amenities along nearby parts of Manchester Road. Castleton is identified as a 
Local Centre in the CS, with an intention set out in the CS that it will be promoted 
as a District Centre. It is also approximately 500m from a number of bus stops 
providing services to Castleton, Rochdale, Heywood and the wider area. The site 
is also within 500m of Castleton train station which connects to Rochdale and 
Manchester. In this respect, the site is reasonably well connected to public 
transport routes, with a range of local amenities within walking distance of the 
site. 

27. Manchester Road will also form part of the Bee Network, with improvements in 
this area enhancing pedestrian and cycle links between Rochdale and Castleton. 
This includes the creation of a cyclops crossing at the junction of Manchester 
Road and Nixon Street, making walking in the area a more attractive option. 
Indeed, it should be noted that an initial request from TfGM in response to these 
proposals for a contribution towards similar junction improvements was 



withdrawn due to the improvements being funded as part of the Bee Network 
initiative.  

28. Vehicular access to the site would be via Nixon Street. The Highway Authority 
has confirmed that traffic calming measures will need to be installed along Nixon 
Street, with an associated Traffic Regulation Order, in order to appropriately 
mitigate the impacts of the development. This is particularly relevant given the 
direct, straight layout of Nixon Street between Manchester Road and the site 
which if unmanaged would likely be subject to speeding.  

29. All dwellings will have at least two off-road parking spaces. The Highway 
Authority has confirmed that this provision is acceptable. Additionally, the 
proposal also complies with the Parking Standards set out in Appendix 5 of the 
Core Strategy.  

30. Space has been left within the site for the continuation of Nixon Street to connect 
to the school land, with the land transfer including a legal agreement to make 
sure that this land is made available at no additional cost to the Council. The 
continuation of Nixon Street for the school access is considered to be 
appropriate, being the most direct route through the site. The number of 
driveways accessed from Nixon Street is relatively low at 13 out of 102 across 
the entire scheme, thereby minimising any harmful impact on safety whilst 
providing off-road parking which is considerably safer than on-street parking 
where pedestrians are concerned. 

31. The Highway Authority has indicated that a number of street trees may need to 
be repositioned to improve visibility and highways safety. Additionally, as the 
trees are within the highway, a contribution has been requested for the 
management of those trees. 

32. On this basis, and subject to the suggested conditions and contributions, it is 
considered that the access and parking impacts of the development are 
acceptable and the application accords with Core Strategy Policies DM1 and T2 
and the NPPF. 

Ecology and Biodiversity 

33. Paragraph 174 of the NPPF states that the planning system should contribute to 
and enhance the natural and local environment. This national guidance is more 
up-to-date that the CS, although it is considered that the NPPF requirements 
effectively exceed the CS in this respect. For reference, CS Policy G7 states that 
the Council will ensure that features of biodiversity and geodiversity importance 
are given full and appropriate recognition and protection, and no development 
should result in a net loss of biodiversity.  

34. In assessing the impacts of the proposed development, consultation was carried 
out with GMEU, who advised that the assessment provided by the applicant was 
suitable and provided a range of suggested conditions to ensure that biodiversity 
enhancement could be secured. 

35. Whilst the site is vacant, it still has some ecological value, with informal scrub 
across parts of the site providing habitats for bats and birds, as well as areas for 



movements of other animals. Indeed, the neighbour objection received raised 
concerns about harmful impacts on wildlife as a result of the development. 

36. Based on an assessment of the existing and proposed schemes, GMEU 
recommend conditions requiring a range of bird and bat boxes, including those 
for specific bird species. The recommendation has been designed to ensure no 
net loss to biodiversity, with the creation of more formal and managed 
landscaping likely to enhance habitat potential. The introduction of street trees 
throughout the site, connecting to the open space both within the site and to the 
west of the site, will provide green corridors for movement of animals through the 
area. Similarly, the proposals include the provision of small mammal and 
amphibian gaps in the base of garden fences throughout the scheme, further 
improving permeability for wildlife. 

37. The existing site includes Category B, C and U trees, with no Category A trees 
(i.e. those of the highest quality). The majority of these trees would be removed, 
with a number of Category B trees retained. The proposal includes the planting of 
119 new trees, which exceed the number and quality to be removed, with a more 
even spread across the entire site. In this respect, the proposed landscaping 
strategy is considered to compensate the removal of the existing trees, with the 
ratio exceeding the 2:1 requirement set out in the CS. It should be noted that the 
repositioning of trees may be required to satisfy highway safety considerations 
alongside the traffic calming details to be agreed but that it is anticipated that the 
same number of trees will be delivered. A condition requiring tree protection 
measures for retained trees on site, as well as suitable management of new 
trees, is also recommended. 

38. The survey also identifies invasive species. The removal of these species would 
be required by condition.  

39. Subject to the suggested conditions, the proposed development will deliver a net 
enhancement to biodiversity and is therefore considered to comply with Core 
Strategy Policy G7 and the NPPF. 

Open Space 

40. The proposal includes an area of open space towards the western edge of the 
site to be retained as an open grassed area, positioned between the new houses 
and the school land. It is expected that a highway formed as a continuation of the 
extended Nixon Street and to the school land will be created in the future. This 
would leave a contiguous area of open space of approximately 3,500sqm, with 
other incidental areas of open space throughout the scheme. This provision 
exceed the requirement of 1ha per thousand bedrooms set out in the Provision of 
Recreational Open Space in New Housing SPD, which would result in a 
requirement of 3,230sqm. 

41. The Provision of Recreational Open Space in New Housing SPD encourages 
provision of an onsite Local Area for Play [LAP] for development of this scale. 
The proposals do not include any such LAP and on that basis the Council’s Open 
Space officer has requested a financial contribution towards existing nearby play 
spaces, to be secured via S106. 



Security 

42. The application is accompanied by a Crime Impact Statement [CIS], prepared by 
Greater Manchester Police [GMP] on behalf of the applicant. The CIS includes an 
overview of local crime statistics, an assessment of the proposed development 
and subsequent recommendations aimed at reducing opportunities for crime and 
the fear of crime. 

43. The recommendations include specifications for materials used in the 
construction, as well as guidance on heights of boundaries and landscaping 
features.  

44. The neighbour objection received included comments relating to the security of 
the site and a request that existing anti-climb boundary features be retained. 
Retention of the existing security boundary features would have a harmful impact 
on residential amenity, being relatively unattractive and excessive in appearance. 
GMP have confirmed that the proposed development will bring additional, 
legitimate activity to the vacant site, creating a sense of ownership and informal 
policing of the area, without the need to retain the existing security fencing. 

45. A condition would be attached to any permission requiring implementation of the 
recommendations included in the CIS. One exception to this relates to the 
recommendation for external lighting which instead of being required by the same 
condition, will be captured within a lighting condition which also relates to 
ecological considerations. There is no reason to consider that it will not be 
possible for the applicant to satisfy the general aims of both the CIS and Ecology 
Report in creating an external lighting strategy and where any conflict does arise, 
both GMP and GMEU will be consulted and the LPA will make an informed 
decision. 

46. Therefore, subject to condition, the proposed development will accord with the 
requirements of CS Policy P3 and the NPPF. 

Drainage and Flood Risk 

47. The site falls within Flood Zone 1 and is therefore at a low risk of flooding (less 
than 1 in 1000 or 0.1% annual probability of river or sea flooding in any year). 
The site is therefore suitable for residential development subject to appropriate 
wastewater and surface water disposal to reduce the risks of flooding or aquatic 
pollution elsewhere. 

48. The existing site features large areas of hardstanding, with minimal areas of 
vegetation providing natural interception, absorption and retention. The proposed 
development provides the opportunity for improved management of water on site. 

49. Both the LLFA and UU have reviewed the detailed drainage proposals and have 
agreed that the proposed strategy is appropriate. This includes the discharge of 
surface water in to an existing sewer at an agreed rate. Conditions would be used 
based upon wording suggested by the LLFA to secure the implementation of the 
agreed drainage strategy.  

50. Therefore, subject to condition, the proposed development will accord with the 
requirements of CS Policy G8, saved UDP Policies EM/7 & EM/8, and the NPPF. 



Ground Conditions 

51. The application is accompanied by a detailed Ground Investigation Report, 
Outline Remediation Strategy and Completion Scheme. The site investigation 
identifies contaminants, with the Outline Remediation Strategy and Completion 
Scheme proposing mitigation to make the site suitable for residential use, as well 
as to protect ground water systems. This includes requirements for top soil and 
membranes in all gardens. 

52. The Council’s Environmental Protection Officer has reviewed this information and 
has confirmed these reports and their recommendations are appropriate subject 
to conditioning a validation report. Furthermore, the Coal Authority have 
confirmed that the site is within the defined Low Risk Area and therefore should 
be subject only to the Standing Advice for development in low risk areas. 

53. It is therefore concluded that, subject to the suggested conditions, the 
development will be safe for end users and will protect the water environment in 
accordance with the requirements of Policies G8 and G9 of the Core Strategy 
and the NPPF. 

Impact on Heritage Assets 

54. CS Policy P2 sets out that both designated and non-designated heritage assets 
should be conserved and enhanced, with consideration given not only to direct 
impacts but also to the wider settings of these assets. 

55. Previous buildings on site included historic mill buildings which were demolished 
in 2018. No above ground heritage assets remain on site. However, 
consideration must also be given to the potential for below ground remains. 
GMAAS were consulted on the proposals and confirmed that there is a high 
potential for surviving remains which whilst not of national importance, will require 
further investigation. Of particular interest is the potential for remains relating to 
the power system of the two mills previously on site.  

56. On this basis, any permission would be accompanied by a condition requiring 
preparation and submission of a WSI prior to commencement. The 
recommended condition will be sufficient to ensure any remains of significance 
are appropriately managed in accordance with the requirements of CS Policy P2 
and the NPPF.  

Energy and Climate Change 

57. CS Policy G1 sets out expectations for new development with respect to tackling 
climate change. The application is supported by relatively limited information in 
this respect, with the Planning Statement and DAS focusing on the environmental 
benefits that will result from the biodiversity enhancement on site, primarily as a 
result of increased quality and quantity of vegetation on site. 

58. Any permission will be accompanied by a condition requiring submission of a 
Construction Management Plan which will be required to set out measures to 
improve environmental performance during construction. 



59. Subject to the suggested condition to secure an appropriate Construction 
Management Plan, the proposed development would accord with the general 
aims of adopted Rochdale Core Strategy policy G1, the Climate Change 
Adaption (2012) SPD and the NPPF. 

Planning Obligations and Viability 

60. CS Policy DM2 requires developers to provide, or contribute towards the cost of 
physical, environmental and social infrastructure that is needed because of 
proposed development; and or to mitigate the impact of development, through 
planning obligations and agreements. However, this policy also requires 
consideration to be given to the need to ensure that schemes remain viable whilst 
taking into account the need for contributions. Typically, a proposal of this scale 
would be required to contribute towards the provision of affordable housing, 
equipped public open space, formal sports provision and education. The 
Highways department have also set out the contributions necessary to make the 
development acceptable in terms of Highways impact.  

61. The liabilities generated by the proposed development, alongside the provision 
proposed by the applicant, would be as follows: 

i. Affordable housing: CS Policy C4 requires a contribution of 7.5% of the 
total sales value of the scheme, which equates to 15% of the homes being 
affordable, or otherwise a financial contribution of 7.5% of the sales value. 
The proposals include no affordable housing on site and also no off-site 
contribution. 

ii. Open Space: the provision of open space on site exceeds the Recreational 
Open Space SPD requirements, with in excess of 3,500sqm being provided 
against a requirement of 3,230sqm. For a development of this size, the SPD 
sets out that either a Local Area for Play [LAP] or appropriate contribution is 
required. A LAP is defined as a small area of open space, specifically 
designed for young children to have play activities close to where they live. 
No LAP is proposed on site and therefore the contribution required in place of 
provision of an on-site LAP would be £161,239.94. 

iii. Formal Sport: a contribution towards improvement of existing local formal 
sport of £177,364.20, specifically towards the upgrade of facilities at the 
nearby Mayfield Rugby Club. 

iv. Education: the proposal includes the transfer of land to the Council, intended 
for use for a one form entry [1FE] primary school. This includes the provision 
of land to access the school site from Nixon Street. In addition to the transfer 
of the land, the Council’s School Place Planning Manager [SPPM] has 
confirmed that a contribution towards primary school places of £326,852.37 
would be required. The SPPM has indicated that the funding of local primary 
school places alongside the transfer of land is required to enable the Council 
to finance the new school. No contribution for secondary places is being 
sought. 

v. Highways: a contribution of £41,000 for the installation of traffic calming and 
of £4,000 for the implementation of an associated TRO would be required. In 



addition, £36,654.75 would be required for the maintenance of proposed 
street trees and verges. 

The Highways department have confirmed that the contribution for the TRO 
and street trees (£40,654.75) would have to be secured by S106, whereas 
the £40,000 for the traffic calming works could potentially be secured via 
S278 but they would want this to be agreed prior to planning permission 
being granted. 
 

62. The above requirements total £747,111.26 plus 7.5% of the total sales value of 
the development, potentially less £40,000 if the traffic calming is instead secured 
via S278.  

63. The applicant has submitted a viability appraisal to seek to demonstrate that it 
would not be viable to deliver the development if all the above contributions were 
sought and has specified that a contribution of £25,000 could be made.  

64. An independent assessment of the applicant’s Viability Assessment has been 
undertaken on behalf of the Council, with some minor differences in assessment 
presented resulting in a potential surplus of approximately £118,330 if none of the 
contributions outlined above were to be made. This implies that the developer 
should be in a position to contribute £118,330 whilst still making a level of profit 
which is considered to be reasonable. This assessment is based upon attributing 
value to the land to be developed for housing, whilst excluding the school land.  

65. Homes England stated that the school land was being transferred from Homes 
England to the council for £1. The applicant has set out that they are of the 
opinion that the school land should be scoped into the above assessment. The 
LPA sought confirmation from Homes England that they would be content for the 
school land to be provided to the Council and offset against the s106 liabilities, 
rather than as a gift.  

66. The Department for Education [DfE] recently published a relevant guidance 
document, ‘Securing Developer Contributions for Education (November 2019) 
[SDC]. This includes a specific section which relates to contributions and the 
transfer of land. Notably, it states that “developers can only be expected to 
provide free land to meet the education need from their development.”  

67. The SPPM has confirmed that proposed development would be expected to 
generate a demand of 25.5 primary places, with a 1FE primary school being 210 
places. That means that the development would generate demand for 
approximately 12% of a 1FE school. The implication of this is that land is being 
provided to the council to deliver a 1FE primary school, which is over and above 
the land required to mitigate the impact of the development.  

68. In terms of what monetary value can be attributed to the school land, no formal 
and precise assessment has been carried out. It should be noted that the land is 
blighted by peat, rendering it unviable for residential development, hence why the 
lapsed consent for 250 dwellings on the wider site was not brought forward and 
instead this proposal for residential development of the smaller site has been 
proposed. 



69. In order to try to understand the approximate value of the land to the Council for 
use for a school, the Council’s School Place Planning Manager advised that an 
approximate figure, taking in to account the abnormal costs which would be 
associated with developing the site, would be between £2m and £4.6m, where 
the abnormal costs for bringing the site forward would be £1m due to the peat. 
Homes England have indicated that in their land deal with the developer, a value 
of approximately £5m was attributed to the school land based on comparable 
land transactions for schools. Based on the purchase price agreed with the 
applicant and the price paid for the wider site by Homes England, Homes 
England have confirmed that a £1.1m investment is accruing into Rochdale 
through the transfer of the land.  

70. The area of land to be provided to the council for the potential development of a 
primary school exceeds the area of land necessary to meet the education need 
arising from the proposed development by approximately 88%. All parties are in 
agreement that the land provided in excess would ordinarily need to be acquired 
by the council at a cost to it, this has resulted in a situation in which the applicant 
is of the opinion that the £118,330 surplus is more than covered by the value of 
the school land. In effect, the £118,330 surplus identified by the council’s 
independent viability consultant should be offset by the provision of land to the 
council for potential education development. Even taking into consideration the 
abnormals which would be associated with developing the school site, it is 
reasonable to agree that the land has a value which exceeds £118,330.  

71. The council will benefit from the transfer of land to potentially build a 1FE primary 
school. It is important to note however that the applicant also stands to benefit 
from any value attributed to the school land that is offset against the s106 
liabilities. It is our understanding that the applicant has not purchased this land 
from Homes England and therefore would be a beneficiary from the provision of 
the school land if the above approach were to be adopted. It should also be noted 
that without consideration of the value of the school land, the viability process 
otherwise demonstrated that £118,330 would be available for contributions which 
is a small fraction of the overall s106 liabilities. In effect, the purpose of any 
consideration of the school land issue as it relates to contributions, is only to 
understand whether £118,330 should be insisted upon as a contribution. 

72. The SDC also sets out that the principle of safeguarding land for new schools 
within development sites, as with this proposal, is acceptable. It further clarifies 
that “Where justified by forecast need for school places, additional land can be 
designated specifically for education use and made available for purchase by the 
local authority within an agreed timescale, after which the land may be developed 
for other uses.” This element of the guidance provides comfort that the general 
approach being taken is acceptable.  

73. However, whilst the principle of the approach is considered acceptable, there are 
mitigations that are required to ensure a safe development is brought forward, 
namely in respect of highways. Whilst improvements to the junction of Nixon 
Street and Manchester Road are now being delivered by TfGM, other matters 
relating to traffic calming, a TRO and maintenance for street trees and verges 
would be needed to ensure a sustainable development could be delivered.  



74. It should be noted with specific regard to highways impacts that paragraph 110 of 
the NPPF requires that decision-makers ensure that significant impacts from 
development on the transport network or on highway safety, can be cost 
effectively mitigated to an acceptable degree. CS Policy T2 expects development 
proposals to financially contribute to transport improvements where additional 
traffic movements cannot be accommodated on the existing network. 

75. The total request for the contributions towards mitigating the highways impacts of 
the development would be £81,654.75. 

76. 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.  

77. In summary, the developer has submitted a viability appraisal to demonstrate that 
the development would not be viable if the full contributions required were 
sought. An independent review of the developer’s appraisal suggests that a 
contribution of £118,330 could be made based on the area of land to be brought 
forward for residential development purposes. However, this amount does not 
attribute any value to the land that is to be provided as an option for the council to 
deliver a one form entry primary school. Were a value to be attributed to this land, 
it would exceed £118,330. The applicant suggests that the contributions should 
almost entirely be waived in lieu of the contribution to be provided in the form of 
land for a potential school.  

78. In response to the negotiation between viability representatives for the applicant 
and the Council, the applicant has set out a final position in which they would pay 
£25,000 towards these liabilities, on the basis that when value attributed to the 
school land is taken into account, this amount would exceed their liability. Further 
discussions are taking place with the applicant to agree the final contribution and 
an update will be provided to members. 

Conclusion  

79. The proposed development would bring a brownfield site back into active use, 
after approximately seven years of being vacant. The use of the site for housing 
with associated open space is still considered to be compatible and consistent 
with the surrounding uses. The site is in a relatively sustainable location, with 
local amenities and transport links close to the site. The design and layout of the 
dwellinghouses is considered to be appropriate in the context of the site and the 
development will deliver biodiversity enhancements. 
 

80. It is understood that the previous lapsed permission for development of the wider 
site for 250 homes did not come forward due to restrictive development costs 
associated with ground conditions on the part of the site now earmarked for a 
school. The applicant for this proposal has put forward a case that the scheme for 
102 dwellings still faces significant development costs but represents a balanced 
approach which seeks to overcome the site’s constraints by focusing the area to 
be developed and providing land for a school rather than a full financial 
contribution which would otherwise render the scheme unviable. In this respect, 
the proposed development represents a viable strategy for redeveloping the site. 



 
81. Whilst the proposal includes a relatively limited contribution against the S106 

liabilities generated, weight must be given to the fact that the proposal would not 
be viable if all the contributions were sought. The viability position means that 
whilst harm would arise from a lack of sufficient direct contributions for: affordable 
housing; open space; formal sport; education; and, highways, it is considered that 
on balance, the benefit of delivering housing on a stalled brownfield site 
alongside provision of land for a one form entry primary school would outweigh 
this harm.  
 

82. Taking all of the above into account, subject to the suggested conditions and 
Section 106 legal agreement, the proposed development would accord with the 
relevant outlined policies contained within the Development Plan and meet the 
requirements of the National Planning Policy Framework. Accordingly, the 
application is recommended for approval. 

 

RECOMMENDATION 
 

It is recommended that the Planning and Licensing Committee resolves to GRANT 
planning permission, subject to the recommended conditions and subject to the 
completion of a S106 legal agreement to include: 

 
i. A financial contribution towards a Traffic Regulation Order [TRO], traffic 

calming measures and maintenance of trees and verges, within the proposed 
development and nearby existing highways network; 

ii. The transfer of the school land to the Council, at a cost of £1 to the Council; 
and, 

iii. The transfer of the school access land to the Council. 

And that the Head of Planning Services is authorised to GRANT planning permission 
upon execution of the above S106 agreement subject to the following conditions. 

1. The development must be begun not later than three years beginning with the 
date of this permission. 
 
Reason: Required to be imposed by Section 91 of the Town and Country 
Planning Act 1990 (as amended). 
 

2. This permission relates to the following plans: 
 

a) Site Location Plan (ref: LP01) 
b) Proposed Site Layout (ref: 0001 rev G) 
c) Land Disposal Plan (ref: LDP01 rev A) 
d) Hard Landscaping Plan (ref: HL01 rev A) 



e) Proposed Elevations Plans, references: 
i. CO-END-001 rev E 
ii. BO-END-001 rev E 
iii. BO-ALT-001 rev C 
iv. Hw-001 rev C 
v. NH-ALT B-001 rev B 
vi. FI-001 rev D 
vii. BR ALT B-001 rev C 
viii. HE-001 rev C 
ix. SG-001 (no revision) 
x. DG-001 (no revision) 

f) Boundary Treatment Plan (ref: BT01 rev A) 
g) Boundary Wall Remedial Works Plan (ref: 20066-EDGE-XX-XX-DR-S-

8001 rev P01) 
h) High Feathered Access Door (ref: TG01) 
i) Feathered Edges Timber Fence (ref: FB01) 
j) Brick Wall with Piers with Timber Infill Panels (ref: BW01) 
k) Proposed Landscaping Plan Sheet One (ref: LS-001) 
l) Proposed Landscaping Plan Sheet Two (ref: LS-002) 
m) Waste Management Plan (ref: WP01 rev A) 
n) Drainage Layout (ref: C2001 rev P02) 
o) External Works Sheet 1 (ref: 20066-EDGE-XX-XX-DR-C-1001 rev P01) 
p) External Works Sheet 2 (ref: 20066-EDGE-XX-XX-DR-C-1002 rev P01) 
q) External Works Sheet 3 (ref: 20066-EDGE-XX-XX-DR-C-1003 rev P01) 
r) External Works Sheet 4 (ref: 20066-EDGE-XX-XX-DR-C-1004 rev P01) 
s) Plot Drainage Sheet 1 (ref: 20066-EDGE-XX-XX-DR-C-2011 rev P01) 
t) Plot Drainage Sheet 2 (ref: 20066-EDGE-XX-XX-DR-C-2012 rev P01) 
u) Plot Drainage Sheet 3 (ref: 20066-EDGE-XX-XX-DR-C-2013 rev P01) 
v) Plot Drainage Sheet 4 (ref: 20066-EDGE-XX-XX-DR-C-2014 rev P01) 
w) Catchment Analysis (ref: C2002 rev P01) 

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

3. No development shall take place, including any vegetation, earth moving or 
removal of hardstanding, until a badger survey to encompass the whole site 
plus a 30m buffer has been undertaken and the survey report submitted to 
and approved in writing by the Local Planning Authority. The survey shall 
provide details of any changes in site usage and the need for any additional 
mitigation or a licence. The development shall be carried out in full 
accordance with the approved details. 
 



Reason: in the interest of species protection in accordance with the adopted 
Rochdale Core Strategy Policy G7 and the National Planning Policy 
Framework 
 
Reason for pre-commencement: No ground disturbance shall take place 
without this work taking place, in order to avoid potential harm to a protected 
species. 

4. No development shall take place until the implementation of a programme of 
archaeological works has been secured. The works are to be undertaken in 
accordance with a Written Scheme of Investigation (WSI) submitted to an 
approved in writing by the Local Planning Authority. The WSI shall cover the 
following: 
1. A programme of archaeological survey to include: 

a. A more detailed archaeological desk based assessment/historic 
research  

b. Evaluation through trial trenching 
c. Informed by the above, more detailed, targeted archaeological 

excavations and recording 
2. A programme for post investigation assessment to include:  

a. Detailed analysis of finds 
b. Production of a final report on the significance of the archaeological 

interest 
3. Deposition of the final report with the Greater Manchester Historic 

Environment Record and Rochdale Local Studies Library 
4. Dissemination of the results commensurate with their significance 
5. Provision for archive deposition of the report and records of the site 

investigation 
6. Nomination for a competent person or persons/organisation to undertake 

the works set out within the approved WSI 
 
Reason: To record and advance understanding of the significance of any 
heritage asset to lost (wholly or in part) and to make this evidence (and any 
archive generated) publicly accessible in accordance with Policies P2 of the 
adopted Rochdale 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 archaeological features are present prior to commencement of any 
building or engineering works on site. 
 

5. No development shall take place (including any site clearance or preparation 
works) until a Construction Environment Management Plan (CEMP), which 
shall include the following, has been submitted to, and approved in writing by 
the Local Planning Authority:  



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 construction 

works; 
h) hours for deliveries to and construction of the site. 

The approved CEMP shall be adhered to throughout the construction period. 
The development shall not be carried out otherwise than in accordance with 
the approved CEMP 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 adopted 
Rochdale 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 
the surrounding environment and the functioning of the highway network prior 
to commencement of any building or engineering works on site. 
 

6. No development (including any site clearance or preparation works) shall take 
place until a method statement for removal/control of any invasive plant 
species, including Japanese Knotweed, within the site has first been 
submitted to and approved in writing by the Local Planning Authority. The 
method statement shall include measures to prevent the spread of invasive 
species during any operations (e.g. strimming, soil movement or land 
remodelling works) and to ensure that any soils brought to the site are free of 
the seeds, root or stem of any invasive plant, and a timetable for its 
implementation and shall include a Method Statement, to include as a 
minimum:  
 Detailed mapping of the distribution of the plant across the site.  
 Suitable signage and protection from vehicle tracking and/or earth moving. 

This is usually 7m from above growing parts of the plant 
 Treatment programme  
 Biosecurity protocols for machinery and soil handling & storage 
 Monitoring and retreatment programme for minimum of 5 years post site 

clearance 

https://www.gov.uk/guidance/prevent-japanese-knotweed-from-spreading#how-to-dispose-of-japanese-knotweed


The development shall thereafter be carried out in strict accordance with the 
details and timescale contained within the duly approved method statement. 

Reason: To ensure the satisfactory treatment and disposal of invasive plant 
species which, under the terms of the Wildlife & Countryside Act 1981 (as 
amended) it is an offence to be caused to be spread, and in accordance with 
the provisions of Policy G7 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework. 
 
Reason for pre-commencement condition: Construction activity increases the 
risk of invasive species spreading. 
 

7. No development shall take place until the proposals for protecting retained 
trees as described in the Arboriculture Constraints Appraisal (Bowland Tree 
Consultancy, dated September 2020) and the Ecological Survey and 
Assessment (October 2020) have been implemented in full. No retained tree 
shall be cut down, uprooted or destroyed, nor shall any retained tree be 
topped or lopped other than in accordance with the approved plans and 
particulars, without the prior written approval of the Local Planning Authority. 
Any topping or lopping approved shall be carried out in accordance with 
British Standard BS 3998 (Tree Work). If any retained tree is removed, 
uprooted or destroyed or dies, another tree shall be planted at the same place 
and that tree shall be of such size and species, and shall be planted at such 
time, as may be specified in writing by the Local Planning Authority.  
 
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: Required prior to commencement of 
development to satisfy the Local Planning Authority that the trees to be 
retained will not be damaged during construction and to protect and enhance 
the appearance and character of the site and locality. 
 

8. The development shall be carried out in accordance with the mitigation 
measures detailed within the Ecological Survey and Assessment (Erap Ltd, 
October 2020, Version 1), including the Reasonable Avoidance Measures 
specified at paragraphs 5.4.3–5.4.4 and 5.4.6–5.4.9.  
 
Reason: In the interests of enhancing biodiversity and in order to protect bats, 
in accordance with Policies G6 and G7 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework. 
 



9. No above ground works shall take place until a scheme of biodiversity 
enhancements for the site in accordance with the mitigation measures set out 
in the Ecological Survey and Assessment (Erap Ltd, October 2020, Version 1) 
has been submitted to and approved in writing by the Local Planning 
Authority. No dwelling shall be occupied until such time as the approved 
biodiversity enhancement measures within that plot have been installed in 
accordance with the approved detail. 
 
Reason: In the interests of enhancing biodiversity and habitat provision within 
the site in accordance with Policies G7 and G9 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework. 
 

10. 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. 
 

11. No development, other than site clearance and preparation, shall take place 
until a landscaping scheme which includes details of the positioning and 
maintenance of all highway trees, has been submitted to and approved in 
writing by the Local Planning Authority. The areas which are soft landscaped 
shall be retained as landscaped areas thereafter. Should any trees, shrubs or 
grassed areas be removed, die, become severely damaged or become 
seriously diseased within five years of planting shall be replaced by vegetation 
of similar size and species to those originally required to be planted. The 
development shall be carried out in accordance with the approved scheme. 
 
Reason: In order to achieve a satisfactory level of landscaping in the interests 
of the amenities of the area in accordance with adopted Core Strategy policy 
P3 and the National Planning Policy Framework. Also to ensure adequate 
provision of infrastructure to serve the development in the interests of highway 
and pedestrian safety and the safety of other users of the highway in 
accordance with Policy T2 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework. 
 

12. No development, other than site clearance and preparation, shall take place 
until details of finished floor levels and external ground levels for each plot, as 



well as site levels relative to agreed off-site datum point(s) have been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall thereafter be undertaken in accordance with the approved 
details.  
 
Reason: In the interests of amenity and in compliance with Policies P3 and 
DM1 of the adopted Rochdale Core Strategy and the National Planning Policy 
Framework. 
 

13. No development, other than site clearance and preparation, shall take place 
until a comprehensive scheme of works for the formation of the vehicular 
access from Nixon Street, to include construction level drawings showing 
existing and proposed levels relative to off-site datum, a drainage strategy, 
lighting and materials, and timescales for implementation has been submitted 
to and approved in writing by the Local Planning Authority. The access shall 
be completed in accordance with the approved scheme and the timescales 
embodied within it.  
 
Reason: In order to provide safe, secure access to the development in the 
interests of public safety, and ensure continued function of the surrounding 
highway network, in accordance with Policy T2 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework 
 
Reason for pre-commencement condition: To ensure safe access from the 
highway of Nixon Street during construction and operation of the 
development. 
 

14. No part of the development shall be occupied until a Full Travel Plan in 
accordance with the measures set out within the Travel Plan (Appendix 1 of 
the Transport Assessment, dated November 2020) to include consideration of 
subsidised/promotional public transport ticketing has been submitted to and 
approved in writing by the Local Planning Authority. The Full Travel Plan shall 
be implemented in accordance with the timescales therein and shall continue 
to be implemented thereafter.  
 
Reason: In order to ensure that the development encourages people to travel 
by sustainable modes of transport in accordance with Policy T2 of the 
adopted Rochdale Core Strategy and the National Planning Policy 
Framework. 
 

15. No development, other than site clearance and preparation, shall take place 
until a scheme for the off-site highway works including the provision of traffic 
calming measures along Nixon Street and timescales for implementation, has 
been submitted to and approved in writing by the Local Planning Authority. 



The development shall be carried out in accordance with the approved 
scheme and timescales for implementation.  
 
Reason: To ensure adequate provision of infrastructure to serve the 
development in the interests of highway and pedestrian safety and the safety 
of other users of the highway in accordance with Policy T2 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework.  
 
Reason for pre-commencement condition: To ensure safe pedestrian 
connections during construction and operation of the development. 
 

16. No part of the development shall be occupied until a scheme for the self-
enforcing 20 mile per hour zone into and throughout the development hereby 
approved has been submitted to and approved in writing by the Local 
Planning Authority. The development shall be carried out in accordance with 
the approved scheme. 
 
Reason: In the interests of highway safety in accordance with Policy T2 of the 
adopted Rochdale Core Strategy and the National Planning Policy 
Framework. 
 

17. No part of the development shall be occupied until a detailed specification for 
the design and construction of the associated parking areas, including detail 
of the surface water drainage strategy and surfacing materials, has been 
submitted to and approved in writing by the Local Planning Authority. The 
parking areas shown on the approved plans shall be shall be constructed in 
accordance with the approved details before the associated development is 
first occupied, and shall be retained thereafter for their intended purpose.  
 
Reason: In order that there is adequate provision for vehicles to be parked 
clear of the highway in the interests of highway safety and the free flow of 
traffic and to ensure the suitable disposal of surface water in order to comply 
with the requirements of policies T2, DM1 and G8 of the adopted Rochdale 
Core Strategy, saved policies EM/7 and EM/8 of the Rochdale Unitary 
Development Plan and the National Planning Policy Framework. 
 

18. Prior to above ground works, a scheme for the installation of electric vehicle 
charging points with a minimum power rating of 7Kw, universal sockets and at 
least mode 3 or equivalent, shall be submitted to and approved in writing by 
the Local Planning Authority. The approved car charge point scheme shall be 
implemented prior to occupation of each unit. 
  
Reason: In the interests of air quality management in accordance with Core 
Strategy Policy T2 and the National Planning Policy Framework. 



 
19. Notwithstanding any description of materials in the application or shown on 

the approved plans listed in Condition 2 of this permission, no above ground 
construction works shall take place until samples and/or full specification of 
materials to be used externally on the buildings have been submitted to and 
approved in writing by the Local Planning Authority. Such details shall include 
the type, colour and texture of the materials. Development shall be carried out 
in accordance with the approved details 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. 
 

20. No dwelling shall be occupied until the surface water drainage for the 
development hereby approved, has been carried out in accordance with the 
principles set out in the submitted Foul & Surface Water Drainage Design 
Drawing C2001, Rev P02 – dated 29/07.20, prepared by Edge Consulting 
Engineers. For the avoidance of doubt, surface water must drain at a 
maximum restricted rate of 30l/s. No surface water will be permitted to drain 
directly or indirectly into the foul water sewer. The development shall be 
completed in accordance with the approved details and retained as such 
thereafter unless otherwise agreed in writing by the Local Planning Authority.  
 
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 Policies EM/7 and 
EM/8 of the Rochdale Unitary Development Plan and the National Planning 
Policy Framework.  
 

21. No dwelling shall be occupied until a sustainable drainage management and 
maintenance plan for the lifetime of the development has been submitted to 
the local planning authority and agreed in writing. The sustainable drainage 
management and maintenance plan shall include as a minimum:  

a) Arrangements for adoption by an appropriate public body or statutory 
undertaker, or, management and maintenance by a resident’s 
management company; and 

b) Arrangements for inspection and ongoing maintenance of all elements 
of the sustainable drainage system to secure the operation of the 
surface water drainage scheme throughout its lifetime.  

The development shall subsequently be completed, maintained and managed 
in accordance with the approved plan.  



Reason: To ensure that management arrangements are in place for the 
sustainable drainage system in order to manage the risk of flooding and 
pollution during the lifetime of the development in accordance with adopted 
Core Strategy Policy G8, saved Unitary Development Plan Policies EM/7 and 
EM/8, and the National Planning Policy Framework. 

22. No dwelling shall be occupied until the development has been carried out in 
complete accordance with the approved Detailed Remediation Strategy and 
also until a report which demonstrates the completion and effectiveness of the 
hereby approved remediation works as they relate to that dwelling, has been 
submitted to, and approved in writing by the Local Planning Authority. The 
interim report shall include results of sampling and monitoring carried out in 
accordance with the approved verification plan to demonstrate that the site 
remediation criteria have been met. A final verification report shall be 
submitted prior to final occupation of the development.  
 
In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported in 
writing immediately to the Local Planning Authority. An investigation and risk 
assessment must be undertaken and where additional remediation is 
necessary a remediation scheme must be submitted to and approved in 
writing by the Local Planning Authority. Following completion of measures 
identified in the approved remediation scheme a further verification report 
must be submitted to and approved in writing of the Local Planning Authority. 
 
Reason: To ensure that the requirements of the approved verification plan 
have been met and that remediation of the site is complete in accordance with 
Policy G9 of the adopted Rochdale Core Strategy and the National Planning 
Policy Framework. 
 

23. The development shall be carried out in accordance with the approved Crime 
Impact Statement (31/03/2021), unless otherwise agreed in writing with the 
Local Planning Authority. 
 
Reason: In order to ensure that the development is safe to use and access 
and to reduce the risk of crime, in accordance with Core Strategy Policy C3 
and the National Planning Policy Framework 
 
 

24. The boundary treatments to the site shall be erected in accordance with the 
detail shown on the Boundary Treatment Plan (ref: Bt01 rev A). The boundary 
treatments shall be retained as installed thereafter.  
 



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. 
 

25. No external lighting shall be installed on the site unless a scheme for such 
lighting has been submitted to and approved in writing by the Local Planning 
Authority. Such details shall include the full lighting calculations, the position 
and height of means of lighting on the building or site and its lux plot and 
luminance, angle of installation and any hoods to be fixed to the lights. The 
approved scheme shall be implemented prior to occupation of the dwellings 
and in accordance with the approved details and retained as such thereafter 
unless otherwise agreed in writing by the Local Planning Authority.  
 
Reason. To prevent habitat disturbance of protected species, to limit visual 
impacts on the landscape and to ensure a satisfactory standard of 
development in accordance with Policies P3, G7 and G9 of the Rochdale 
Core Strategy and the National Planning Policy Framework. 
 
 
INFORMATIVES 
 
Positive and proactive statement 
Coal Authority Standing Advice 

 

 

 


