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Executive Summary
1.1

A draft Supplementary Planning Document (SPD) has been produced for the
Rochdale Station area to support the continued regeneration and renewal of
the area by providing detailed planning and design advice. This report seeks
the views of the Township Committee on the content of the Draft SPD as part
of a forthcoming consultation along with key stakeholders.
Recommendation

2.1



Members of the Township Committee are requested to note the content of
the Draft Supplementary Planning Document for the Rochdale Station
Gateway area, and comment on its key objectives and proposals as part
of a forthcoming consultation along with key stakeholders, residents and
businesses.
Reason for Recommendation

3.1

As set out in the National Planning Policy Framework, Supplementary
Planning Documents build upon and provide more detailed advice or
guidance on the policies in the Local Plan. Regulations 11 to 16 of the Town
and Country Planning (Local Planning) (England) Regulations 2012 set out
the requirements for producing SPDs. Regulation 12 requires that
consultation is undertaken prior to the adoption of an SPD.

Key Points for Consideration
Background
4.1

As a major gateway into the Borough, the regeneration and improvement of
Rochdale Railway Station, and the surrounding land and buildings,
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represents a strategic priority for the Council to attract new residents and
businesses to the area, contribute to an improved housing offer, create new
public realm and open space and to capitalise on the development and
regeneration within Rochdale Town Centre. Rochdale Borough Council
(RBC) are working towards a town-core regeneration plan, which includes
plans for around 2,000 new homes, including within the proposed Station
Gateway area. The Council is seeking to promote transit led integrated
development and place making around existing stations with the aim of
unlocking the dormant potential of Rochdale station through dynamic urban
regeneration and the creation of a Transport-Orientated Community (TOC).
The approach aims to add commercial benefit through access to transport
but critically also aims to realise social value.
4.2

Rochdale Station’s redevelopment and regeneration potential is an
important vision which offers residents and businesses an opportunity to
develop a sustainable community with a vibrant mixture of living, working
and recreational opportunities.

4.3

This Supplementary Planning Document (SPD) has been prepared to
establish an appropriate framework to guide and deliver development by
setting out the development, design and accessibility principles, and the
identification of focus areas where more specific guidance is necessary.
Participation and consultation so far

4.4

The Council worked with the GM Stations Alliance, a newly established
partnership between Rochdale Council, GM Combined Authority, Network
Rail, LCR Property and Transport for Greater Manchester to prepare a
masterplan for the existing stations within the Borough. Preparation of the
Rochdale Station Masterplan has been widely consulted on with residents
and businesses’ within the area.

4.5

To date there have been several workshops, which have helped to inform the
key aim and objectives of each neighbourhood.
Purpose of a SPD

4.6

The proposed Supplementary Planning Document (SPD) will provide a
development strategy for the Rochdale Station area. It outlines potential
development opportunities within the area including options for the scale and
mix of future proposals on a number of different sites. The SPD will provide
further detailed guidance in order to achieve coherent and comprehensive
development within the area and ensure the delivery of the necessary new
infrastructure.

4.7

There is also an opportunity to make more of Rochdale Town Centre as a
location, creating places where people want to come and live and helping to
make Rochdale Town Centre thrive.

4.8

The SPD will also be used by the Council as a material consideration when
determining future planning applications.
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4.9

The SPD elaborates upon policies within the Rochdale Core Strategy (2016),
The SPD will therefore provide further detail on how relevant policies in the
Local Plan will be applied to the sites and principles for how development of
the sites would best be taken forward. Notably policy C2 – Focusing on
regeneration areas and economic growth corridors/areas, which specifically
sets out key development principles and proposes the following:



Focus regeneration and the delivery of a new station area, including
homes, retail, leisure and commercial options; and
Improve the environment, public realm and legibility from the station
to the town centre.

The Supplementary Planning Document content
4.10 The following is a summary of the content and structure within the consultation
draft SPD:
Introduction, vision,
purpose and status
of the SPD
Background,
planning
policy
framework, relevant
plans and strategies

Explains why the SPD has been produced and how
it is structured.

Development
Context

Describes the SPD area and provides a spatial
portrait of the site. It also looks at the relationship
with the adjoining areas.

Development
Principles

Establishes the principles and parameters to guide
future development for the next 10-15 years in the
surrounding area. Specifically looking at:
 Introducing new residential uses that
provides for a mix of types and densities.
 Creation of a Station square, with events
space and public art
 Plan for the phased relocation of vehicle
movements away from the main northern
entrance around Maclure Road
 Create improved pick up/drop off facilities
and bus access to the south along Miall
Street
 Improve North/South connectivity
 Improve walking connections to the town
centre, Deeplish and Canalside
 Support existing and attact new businesses
in the area to integrate Milkstone local centre
and community into the Station Quarter

Sets out the broad policy framework that applies to
the site, highlights the main Local Plan policies and
relevant key plans and strategies that have informed
the SPD.
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Increase the capacity of the Metrolink Park
and Ride in order to reduce on–street
parking by commuters.

Design Principles

Transport
Access

Focus areas

Sets out an approach for landowners to follow when
designing their schemes which will help ensure a
high standard of design comes forward. Specifically
looking at:
 Public Realm
 Heights and massing
and Explains what the concept of Transport Orientated
Communities and which parking considerations,
vehicle movements and connections are required
within the SPD area and how transport issues will be
considered in policy terms.
Sets out three broad areas of focus – each with
different development considerations and guidance
suitable for that area. It also sets out principles for
the form and the types of uses which would be
permitted within the potential focus areas, such as
improving and creating new connections and public
spaces, improved public realm, providing a mix of
types and styles of homes for the community.
The three focus areas are:





Station Quarter – which includes character
areas Station North, Station South and the
Fire Station Museum
Central Park Area
Canal Side Area.

Delivery
and Explains how the development and infrastructure set
Implementation
out in the SPD is needed to support it will be secured
and delivered.
Next Steps
Members of the Township Committee are requested to note the content of the
Draft Supplementary Planning Document for the Rochdale Station Gateway
area, and comment on its key objectives and proposals as part of a
forthcoming consultation with key stakeholders, residents and businesses.
The documents are being subject to public consultation for a period of six
weeks, beginning the 22nd February 2021.
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Alternatives considered
Not producing this SPD will result in less clarity in terms of guidance to
applicants and developers within this important regeneration area. This may
result in proposals which do not properly deal with planning requirements
and result in poorer quality schemes being submitted. Furthermore, there
could be a consequence should the Council consider to invoke its powers
through the Compulsory Purchase Order process.

Costs and Budget Summary
5.1

There are no specific financial implications arising from the
recommendations within this report or for the Council’s involvement in the
process at this stage. Consultation costs will be covered by existing planning
budgets.
Risk and Policy Implications

6.1

6.2

The Town and Country Planning (Local Planning) (England) Regulations
2012 (“2012 Regulations”) sets out the procedures to be followed by local
planning authorities in relation to the preparation of supplementary
planning documents. This includes the public participation arrangements
set out in Regulation 12.

6.3

The Town and Country Planning (Local Planning) (England) (Coronavirus)
(Amendment) Regulations 2020 (as amended) temporarily removes the
requirement to make certain documents available for inspection at principal
offices and other places. A document will be taken to be made available
when it is published on the local planning authority’s website. The
requirement to provide hard copies on request is also temporarily removed.

6.4

In addition to the above, the Council must also adhere to the consultation
and engagement procedures set out in its Statement of Community
Involvement.
There are no other specific legal implications arising from the
recommendation in this report.

Consultation
7.1

The Council will begin publicising and consulting for a period of six weeks
week beginning 22th February 2021. During this time the document and
supporting information will be published on the Council’s website. Due to
restrictions that have arisen due to Covid-19, no paper copies are being
provided within public buildings.
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Stakeholders on the Council’s planning policy database will be notified by
letter or email.

Background Papers
8.

Place of Inspection

Draft Rochdale Station area SPD Council website
Consultation Statement

To be provided in due course on
Council Website

Equalities Impact Assessment

To be provided in due course on
Council Website

For Further Information Contact:

Kirsty Nicholls, Principal Planning Officer
Kirsty.nicholls@rochdale.gov.uk
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1.

Introduction

1.1

Introduction

Over 1.5m journeys were made from Rochdale railway station in 2019/20, a jump of almost 20 per cent from the
previous year. With completion of a new platform in 2016, residents and businesses benefit from six trains an hour
into Manchester city centre and a Metrolink stop, which provides a direct link into Rochdale town centre and
Kingsway Business Park, home to some of the borough’s biggest employers. Express train services mean travellers
from Rochdale can be in Manchester Victoria in 13 minutes, with a direct link to Manchester Piccadilly and the
Airport a franchise commitment.
The immediate station environment does not promote a high quality public interface. The prominence of the
highway and the layering of infrastructure, particularly the tram on top of the existing highway, has resulted in
significant levels of transit infrastructure paraphernalia present with a concentration to the station. The array of
paraphernalia impacts poorly on the street scene, creating a cluttered environment limiting views across the station
gateway.
This results in the gateway experience into the area via the rail network being extremely poor with limited
wayfinding and natural navigation. A low quality, fragmented and severed spatial experience with perceptions of
poor personal safety is created.
A newly completed link road from Oldham Road provides a convenient and direct access into the park and ride to
south of the station. Coupled with the investment in rail services at Rochdale the existing facility has been unable to
meet demand for travel resulting in parking on street and congestion in the surrounding area. Demand was
estimated to be double the existing 225 space capacity. With this shift in vehicular movements away from the
Maclure Road entrance, highways to the north is no longer fit for purpose and under-utilised. An opportunity exists
to introduce traffic free areas and reduce traffic movements through the area.
The rear of the underpass, accessed from Miall Street, was refurbished and re-opened in July 2015 and provides a key
link between the south side, particularly with the Metrolink Park & Ride facility. Since opening, the underpass has
provided a useful north – south link for pedestrians crossing the area. It is identified within the SPD as a key pedestrian
route between both sides of the station area.
Work to upgrade the primary Maclure Road entrance to the railway station has not been completed. The Council
would like to see the refurbishment works to the front of the underpass completed to a uniform standard with
painted walls and new stone flooring. The entrance to Rochdale Railway station is unattractive and has no presence
in approaches from the Town Centre. The aspiration of the Council is to enclose a new public square, with taller
buildings, including a more prominent and visually attractive façade entrance feature to the station perhaps of at
least 2 storeys in height, perhaps combining new rooves over the existing platforms. The railway boundary walls will
be refurbished, perhaps with some public art.
The steps leading to the now disused southerly platform at the station will require repair and refurbishment. The
GM Stations Alliance are developing proposals for a community platform park project alongside other community
facilities which could be co-located within the railway station as a focus of the Masterplan area.

rochdale.gov.uk
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The Council would like to see improved passenger facilities currently provided at platform level – ticket office, café,
information relocated to ground level. The ticket office could be provided within a new entrance building facing onto
the public square
It is envisaged that all these objectives will create an enhanced public interface with an improved public realm. It is
important that the Council aspire to utilise its current assets and create a welcome arrival to Rochdale, improving
perceptions of personal safety and navigation.
As a major gateway into the Borough, the regeneration and improvement of Rochdale Railway Station, and the
surrounding land and buildings, represents a strategic priority for the Council to attract new residents and businesses
to the area, contribute to an improved housing offer, create new public realm and open space and to capitalise on
the development and regeneration within Rochdale Town Centre. Rochdale Borough Council (RBC) are working
towards a town-core regeneration plan, which includes plans for around 2,000 new homes, including within the
proposed Station Gateway area. The Council is seeking to promote transit led integrated development and place
making around existing stations with the aim of unlocking the dormant potential of Rochdale station through
dynamic urban regeneration and the creation of a Transport-Orientated Community (TOC). The approach aims to
add commercial benefit through access to transport but critically also aims to realise social value.
Rochdale Station’s redevelopment and regeneration potential is an important vision which offers residents and
businesses an opportunity to develop a sustainable community with a vibrant mixture of living, working and
recreational opportunities.
This Supplementary Planning Document (SPD) has been prepared to establish an appropriate framework to guide
and deliver development by setting out the development, design and accessibility principles, and the identification of
focus areas where more specific guidance is necessary.

1.2

The Vision

The redevelopment of the station area will recognise the rich cultural heritage in Rochdale; draw on distinctive
characteristics and amplify to create a modern identity for the Station area. With the station at its heart, a vibrant
and distinctive new Transit Orientated neighbourhood will be created that builds upon the character of the
existing community and heritage assets.
The vision for Rochdale includes:
Future Homes: Delivering new urban homes on sustainable brownfield land.
Future Lifestyle: Embracing a changing urban lifestyle with a broad range of residents choosing to live, work and play
in the town centre.
Future Place: Re-imagining Rochdale as a cultural destination.
Future Mobility: Employing existing and improved transit infrastructure to access to employment, jobs and culture.
The SPD for the station area builds on the strengths of the existing town centre, businesses and community to
enhance them through improvements to the residential and commercial availability, landscape, public realm, and
associated infrastructure. This will be to the benefit of the current community, the wider surroundings, and future
residents of the area and will support the regeneration of Rochdale Town Centre.
The priorities include:

rochdale.gov.uk
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1.3

Promote the station as a gateway experience creating a new gateway public square outside the station that
enhances the arrival experience to Rochdale towns;
Create a place that has a distinct, vibrant and authentic identity that places people at the centre to celebrate
and build upon the strong local communities and heritage;
Establish a clear hierarchy of movement and access, centred on a transit hub for the future, that is accessible
for everyone to navigate to and from;
Promote a high quality, high density residential led development around the station that is complimented by
a mix of land uses that create a flexible and resilient community that further supports and drives the
economic growth of Rochdale;
Provide uses that create vibrancy and activity throughout the day, evenings and weekend
A ‘place led’ approach built around Streets for All.
To promote healthy living and to support the viability of existing and new businesses.

Purpose and status of the SPD

The purpose of this Supplementary Planning Document (SPD) is to provide a development strategy for the Rochdale
Station area. It outlines potential development opportunities within the area including options for the scale and mix
of future proposals on a number of different sites.
The SPD elaborates upon policies within the Rochdale Core Strategy (2016), notably policy SP3/R – The Strategy for
Rochdale which provides a vision and strategy for the township. The introductory text states that the ‘Rochdale
station and the adjoining area will be regenerated as a new transport/mixed use hub providing an exciting gateway
to the borough’. The policy has as one of its priorities the delivery of a high quality station gateway providing for:





Improvements to and the modernisation of Rochdale Train Station;
Delivering park and ride facilities to maximise use of this major transport hub;
Promoting high quality, high density development that improves the local townscape and builds on the local
character and heritage value of the area; and
Improving access south of the station to provide better links to the surrounding residential areas and Oldham
Road corridor.

The SPD will also be used by the Council as a material consideration when determining future planning applications
and to establish a framework for investment building upon the policies contained within the Council’s Core Strategy
document and the Masterplan which:





Sets out a development vision for the area;
Provides greater certainty on the uses, form and quality of acceptable development, including the public
realm and guidance for development partners on how this might be achieved;
Assists the Council in the assessment of planning applications; and
Provides a basis for future decision on assembling land to provide certainty, including the potential use of
Compulsory Purchase Orders.

Technical evidence
In preparing this SPD:

rochdale.gov.uk
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1. WSP/ Broadway Malyan & GL Hearn – part of the GM2080 team provided technical support on design and
townscape illustrations. More information on the design approach that informed the SPD is provided in the
design principles section later in this document.
2. WSP/ Broadway Malyan & GL Hearn provided support on the accessibility and movement strategy. More
information on the accessibility approach that informed the SPD is provided within the Transport section can
be found in Chapter 6
3. WSP/ Broadway Malyan & GL Hearn provided technical support in terms of viability and delivery strategy
underpinning the masterplan. More information on phasing and delivery can be found in Chapter X
4. The Council worked with the GM Stations Alliance, a newly established partnership between Rochdale
Council, GM Combined Authority, Network Rail, LCR Property and Transport for Greater Manchester.

rochdale.gov.uk
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2.

Background

2.1

Policy Context

The document is designed to supplement Rochdale Core Strategy (2016) however, it should be read in conjunction
with all national and local planning policy and guidance documents including those outlined below; including any
other relevant documents which may emerge during the lifetime of this document as material considerations.

2.2

National Planning Policy Framework (2019)

The Framework sets out national planning policy, providing strategic direction on a wide range of planning matters. It
is supplemented by Planning Practice Guidance which gives further guidance on how policy should be interpreted.
At the heart of the Framework is a presumption in favour of sustainable development. This presumption should be
reflected in the plan-making process and any associated guidance. The Framework states that development should
be approved unless any adverse impacts of granting permission would significantly and demonstrably outweigh the
benefits of that development.
The Government attaches great importance to the design of the built environment, which creates better places in
which to live and work and helps make development acceptable to communities. Planning policies and decisions
should ensure that development responds to local character and history, including the surrounding built
environment and landscape setting; however, authorities should not prevent or discourage appropriate innovation
or change. The Framework seeks to ensure that developments establish or maintain a strong sense of place,
optimising the potential of the site to accommodate and sustain an appropriate amount and mix that function well,
are safe, inclusive and accessible.
The SPD has been positively prepared. It seeks to regenerate and attract investment into the area and wider
Rochdale Town Centre, taking forward identified opportunities to meet the housing needs and aspirations of the
area’s community both now and in the future.

2.3

Core Strategy (2016)

Rochdale Core Strategy (2016) is the key element of the development plan for Rochdale and will be used in
determining planning applications for sites in and around the station area.
Key policy implications are set out in relation to each site identified in this SPD but it will be important to consider all
the relevant policies of the Core Strategy when preparing site-specific proposals.
The Core Strategy identifies policy C2 specifically sets out key development principles and proposes the following:



2.4

Focus regeneration and the delivery of a new station area, including homes, retail, leisure and commercial
options; and
Improve the environment, public realm and legibility from the station to the town centre.

Supplementary Planning Documents (SPDs)

When considering any type of development, relevant SPDs at the time of publication of this document include:
 The Oldham and Rochdale Urban Design Guide Supplementary Planning Documents (SPDs);
rochdale.gov.uk
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Affordable Housing SPD;
Climate Change and Adaptation SPD;
Provision of Recreational Open Space in New Housing SPD; and
Biodiversity and Development SPD.

All SPDs are available to view on the Council’s website.

2.5

How the SPD was prepared

Two companion documents have been prepared as supporting evidence to this SPD. These are:



Rochdale Station Masterplan

Rochdale Borough Council (RBC) commissioned WSP and Broadway Malyan in 2019 to prepare a masterplan for the
Rochdale Station area and identify a vision and priorities in order for the aspirations of the Council to be realised.
The Masterplan was developed in consultation with Members and the collaboration with the Council to ensure there
was agreement on all elements of the masterplan, from the vision through to use framework. The process was
supported by in depth discussions and consultations with statutory consultees and other interested bodies. The
document also outlined key delivery and implementation mechanisms in order for the vision aspirations to be
realised.



Rochdale Rail Corridor Strategy

The document outlines an ambitious plan to create approximately 7,000 new homes and 250,000 square metres of
employment space along the Calder Valley rail corridor. The document provides a high-level masterplan, proposing
major development that is centred around the borough’s five railway stations; Rochdale, Castleton, Smithy Bridge,
Littleborough and Mills Hill, as well as to support plans for a new station at Slattocks and TfGM’s plans for tram –
train pathfinder scheme to connect Rochdale with Heywood via Castleton. The plans priorities the creation of new
neighbourhoods on underused brownfield sites, which are close to local amenities and public transport links.
The strategy is being delivered in collaboration with the newly formed Greater Manchester Station Alliance, a
partnership of Network Rail; Northern Rail; the Greater Manchester Combined Authority; Transport for Greater
Manchester; and regeneration specialists, London and Continental Railways (LCR).

rochdale.gov.uk
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3.

Context

The area covered by this SPD covers an area of approximately XX hectares of land to both the north and south of
Rochdale railway station. Figure 1 refers.

Figure 1 Rochdale Station Supplementary Planning Document Area

The masterplan area is bounded to the east by Oldham Road (A671), Drake Street to the north; Queensway (A664) to
the south; and Milekstone Road to the west. The Calder Valley railway line runs through the middle of the
masterplan with Richard Street and Milkstone Road being primary routes that link the southern and northern sides.
The masterplan area is a mixture of land uses, including the railways station itself: the residential communities of
Milkstone and Deeplish;, a mix of commercial and industrial uses, including Central Retail Park and the businesses
along Milkstone Road; the Greater Manchester Fire Service Museum; and, vacant sites such as the former Iceland off
Well I’ Th’ Lane. There are a several of vacant parcels of land and buildings, such as the northern section of the
Central Retail Park and the Sartex Mill. Two parcels of land, Norwich Street and Haigh Street, are at the time of
writing being developed for housing.

The SPD area has been divided into three focus areas, although it is essential that these are comprehensively designed
to complement each other and its surrounding neighbourhoods. The three focus areas are:

rochdale.gov.uk
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Station Quarter – this incorporates Station North; Station South; and the Fire Station area;
Central Park – this incorporates the existing and former are occupied by Central Retail Park; and
Canal Side – this includes the parcels of land on either side of the Rochdale Canal parallel to Oldham Road.

In all three n focus areas the driving land use is high density residential with opportunities for suitable flexible work /
office accommodation and supporting retail and leisure uses. The area has been recognised as needing investment in
order to meet passenger demand, provide a high-quality gateway space into the Town Centre, provide a clear route
for visitors, quality urban housing as well as improvement to the station facilities for passengers and station area.
Further detail on each focus area can be found in Chapter 7.
Linkages with Adjoining Areas
The area has a natural link with Rochdale Town Centre, via Drake Street and the surrounding communities of
Milkstone and Deeplish. It is crucial that the development within the SPD area is comprehensively designed to ensure
there are coherent physical and visual linkages between the existing and new communities.
Development Framework
Figure 2 below sets out the framework master plan, with the preceding chapters setting out the detail for specific
focus areas which incorporates the strategic guiding principles outlined in and the masterplan and seeks to deliver a
comprehensive strategy to guide development. It establishes development opportunities, existing and proposed
connections, existing local assets and functions, and delivers a co-ordinated plan setting out the proposed direction
and potential phasing of future development across the masterplan area.

rochdale.gov.uk
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Figure 2 – Development
Framework
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Figure 2 Development Framework Map and Key
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4.

Development Principles

The SPD establishes the principles and parameters to guide future development for the next 10 years and beyond.
This will enable the realisation of the vision and objectives for the Rochdale Station area that were established in the
masterplan. The overarching principle of this SPD is the creation of thriving, vibrant, sustainable communities in
Rochdale Station. In order to achieve this, the SPD will seek to efficiently use land, provide a better quality and
variety of housing by type and tenure, good and environmentally sensitive design, improvement to public open space
and public realm and access to employment and job opportunities, community facilities and local services.
In order to make Rochdale Station a desirable and sustainable place to live and work, the SPD places strong emphasis
on the following:









Introduce new residential uses that provides for a mix of types and densities.
Creation of a Station square, with events space and public art
Plan for the phased relocation of vehicle movements away from the main northern entrance around Maclure
Road
Create improved pick up/drop off facilities and bus access to the south along Miall Street
Improve North/South connectivity
Improve walking connections to the town centre, Deeplish and Canalside
Support existing and attact new businesses in the area to integrate Milkstone local centre and community
into the Station Quarter
Increase the capacity of the Metrolink Park and Ride in order to reduce on–street parking by commuters.

These principles are discussed in further detail below.

4.1

Creation of a Station Gateway

The area encompasses the station itself and the area directly outside the northern entrance to the railway station.
The principle here is to seek to create a new public square /civic space that can provide a setting for the station and
surrounding buildings create a sense of arrival into both the station area and Rochdale itself. The aim is to create a
place that has a distinct, vibrant and authentic identity that places people at the centre to celebrate and builds upon
the strong local communities and heritage. With integrated ticketing, the new station square will also function as
part of an interchange between rail and tram.

rochdale.gov.uk
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Figure 3 – Area of Station Gateway
The key elements of this principle are:







4.2

The creation of a new Platform/Station experience and fabric;
Improvements to the arrival and gateway experience;
Improvements to the Station façade facing Maclure Road to create stronger presence;
The creation of a new Community Platform Park;
The creation of a new Station Square to provide arrival, community and event space with pedestrian access
and movement being given priority;
Improvements to public realm with an enhanced sense of place and movement strategy

Relocate vehicle movements away from the Station Gateway

This is a principle that underpins the delivery of a station square that can fulfil the principle set out above. The
removal of all vehicular traffic from the northern entrance to the station and the adjacent approach routes of Station
Road and Maclure Road, rebalances these spaces towards pedestrian and cyclists. The aim is to create a clear
hierarchy of movement and access that is easy and efficient for people to navigate to and from Rochdale Railway
Station and a setting for the new and existing buildings.

rochdale.gov.uk

Page 22

14

Rochdale Station Supplementary Planning Document (SPD)
Draft February 2021

Figure 4 – Vehicle Removal
The key elements of this principle are:








4.3

Remove traffic from the station frontage through alternative provision;
Improve pedestrian safety;
The creation of pedestrian priority space with improved public realm, incorporating opportunities for new
public art;
Re-route buses/provide new bus services into the South of the station;
Improved Pick-up and drop-off located to the South of the station providing improved taxi facilities;
Improve connectivity into an expanded park and ride with a new entrance provided from Lincoln
Street/Oldham Road
Provide new taxi rank and disabled parking facilities to the station entrances – Note there will be limited to
north and more provided to south – will be important for taxi trade consultation etc.

Improve North-South Connectivity

This SPD spans both the north and south side of the railway line. As such, it is seen as important that the principles
seek to bridge the severance that is currently experienced to create an integrated community. The aim is to
reconfigure/rebalance the station layout to cater for future passenger growth by developing a network of pedestrian
and cycle routes that are convenient and attractive. Seamless links to the town centre and other designations will be
created, which will promote healthy living and support the viability of the existing and new businesses and
communities.
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Figure 5 – North South Connectivity Modes
The key elements of this principle are:




4.4

Improvements to the underpass environments along Richard Street and Milkstone Road;
Improve perception of safety and sense of arrival;
The creation of a pedestrian friendly, well lit, accessible community gateway under the railway that creates
the opportunity for an enhanced lighting scheme

Improve walking connections to the town centre, Deeplish and Canalside

The promotion of pedestrian friendly routes is key to this principle in order to provide attractive, safe and enjoyable
active travel about the town. The aim is to provide seamless physical links to the town centre and adjacent
communities and to encourage more journeys on foot and cycle. This is illustrated in figure X below:

rochdale.gov.uk
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Figure 6 – Sustainable Transport Linkages
The key elements of this principle are:








4.5

Clear routes between the station and the Town Centre through wayfinding and public realm design
Use the design and layout of new development to create permeable walking/cycling routes throughout the
area
The opening up of the Central Park area through improvements to pedestrian connectivity;
The creation of alternative routes to the town centre;
Improved pedestrian crossings on Drake Street;
Remove private vehicles from Maclure Road;
Improve links between the railway station and surrounding communities through the enhancement of the
Rochdale Canal towpath.

Integrate Milkstone community in the Station Area

The aim of this principle is to encourage the integration of the existing adjacent communities into the Station Area,
both physically and physiologically. The key is to draw on the vibrancy and established character to help root
proposals into the existing urban fabric. It is essential that the creation of a public square be a canvas for activity,
vibrancy and community, accommodating places for events and to dwell.
The key elements of this principle are:



Improve physical links through improvements to Lower Tweedale Street and Station Road;
Utilise the Station Square to connect as an area for play and public art;

rochdale.gov.uk
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Create cultural links through the curation of events and inclusion of community events;
Embrace the vitality and vibrancy of the existing area in the public realm;
Incorporate community facilities as an anchor of the area.

Increase Park and Ride Capacity To accommodate both the existing and future increase in the demand for commuter
parking, and to unlock the space for public realm improvements, the capacity of the existing Park and Ride on Hare
Street is required.

Figure 7 - Park and Ride Site
The key elements of this principle are:





4.6

To reduce uncontrolled on-street parking by doubling the existing station parking to approximately 500
spaces.
Creation of multi-storey car park utilising innovative design principles to mitigate visual impact on the
existing residential community;
Improve access into the car park from Oldham Road and Lincoln Street with dedicated bus access and
priority bus measures along Miall Street.
Integrate the car park with other uses such as residential and commercial opportunities, bus and taxi pick
up/drop off facilities.

Provide a mix of densities and housing types

Increasing the density of housing in locations that have a high level of accessibility by sustainable modes of transport
is a key part of the over strategy for Greater Manchester, set out in the Greater Manchester Spatial Framework
(GMSF). The strategy sets out that ‘new housing should be delivered at a density appropriate to the location,

rochdale.gov.uk
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reflecting the relative accessibility of the site by walking, cycling and public transport, in accordance with the
minimum densities shown in Figure 8.
This SPD promotes the emerging GMSF guidance on density of residential development in proximity to rail stations
and Metrolink stops. The utilisation of sustainable brownfield development and town centre living is key to the
achievement of efficient use of space and sustainable development.

Figure 8 – GMSF Minimum Net Residential Density
The majority of the station area is within 400m of the Rochdale railway station and Metrolink stop, as shown in
Figure X below.
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Figure 9 – Distance to Rochdale Railway Station
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5.

Design Principles

It is one of the main aims of this SPD and its proposals to address the key issues and problems identified in the
previous section and to help guide future development in the SPD area whilst ensuring it is of the highest possible
quality. This section sets out key principles for urban design and public realm.
Public Realm
The public realm strategy defines the extent and type of improvements which should be considered in the
streetscape within the SPD area. The potential for the pedestrianisation of key spaces and streets, improvements to
public realm and the review of the highway layout to improve the pedestrian experience will facilitate improved
development opportunities.
The key elements of the strategy are:







Station Square is at the heart of the public realm strategy;
Pedestrian only on Lower Tweedale Street and Milkstone Road between Tweedale Street and Williams
Street;
Improve public realm quality and pedestrian experience along key corridor routes with traffic calming at key
points;
Improve public realm quality and review highway and parking layouts at the entrances to the station, Wet
Rakes Gardens and the junction of Milkstone Road and Tweedale Street;
Upgrade the existing underpass public realm and general experience;
Creation of a Community Platform Park with pedestrian access

Figure 10 provides a visualisation of the above elements.
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Figure 10 – Public Realm Strategy and Key
Key principles are:
1. Create a welcoming and outward looking sense of place.
2. A series of connected public spaces and well overlooked streets should form part of the public realm
network and enhance the sense of place and sense of community.
3. The public realm should be pedestrian and cycle focussed and should strengthen the existing street

grid in order to make movement within and through the north and south of the SPD area, the
Milkstone and Deeplish communities and the wider town centre easier.
Heights Strategy
The building heights strategy aims to generate a medium rise area that shifts in scale and building typology
responding to the context.
Key aspirations are:
1. A suitable mix of tenures, sizes and types should be developed to meet local needs and create a sustainable
community, specifically addressing current exposure to mono-type (flats) and mono-tenure (social rented)
opportunities.
2. 2-4 storey development should primarily comprise of 2- 3 storey town house development with strategic
locations for 4 storey corner blocks which could be flatted accommodation.
3. 5-6 storey development should primarily comprise of 3-4 storey with strategic locations for additional height,
including areas where there is underlying landform and low topography, or architectural moments at
landmark corners - these zones could be flatted blocks or mixed-use development with ground floor areas
allocated to non-residential uses.
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6.

Transport and Access

This section contains a summary of the main transport issues affecting the SPD area, particular, issues that will need
to be taken into account when considering the future development of the Rochdale Station area and revitalisation of
the Town Centre for new development.
The overall objective of the movement strategy for the SPD area is to enable pedestrians, people with impaired
mobility and cyclists to have better connectivity within and to adjoining areas including Rochdale Town Centre.
Across the SPD area, there is a lack of facilities for cyclists and pedestrians and priority is given to motorised traffic.
This reduces choice and channels pedestrians to crossing locations that may be less than conveniently located for
their particular journey.
An inclusive and legible movement network should manifest itself in a well-defined hierarchy of streets, safe
pedestrian and cycle routes, and correct distribution of land uses. The general aims of the access and movement
strategy are to create an interconnected network of streets and public spaces, integrate north and south of the
station along with the Milkstone and Deeplish communities, arrange and align routes first and foremost for ease of
walking and cycling and create a strong connection with surrounded areas (specially the town centre).
Transit Orientated Communities
A Transit-Orientated Community (TOC) is a project that mixes residential and commercial opportunities with the
objective of optimising the use of land and maximising access to public transport. The goal is to achieve important
sustainability aspirations that have the potential to be a great catalyst for adopting new development strategies that
will make Rochdale more liveable. A TOC approach adds commercial benefit through access to transport but critically
also aims to realise social value and provide a ‘plan led’ approach for local and transport authorities.
Central to the wider objectives and strategy for the station area, including the creation of the Station Square, is the
reorganisation of the vehicular movements. The key driver for the vehicle movements strategy is the removal of
traffic from in front of the northern station entrance.
The Streets for All methodology is aimed at delivering a balance between modes within the street network. Walking
and cycling are prioritised and encouraged, and the space available to them is increased to provide a more
comfortable and safer environment. Conflict between modes will be minimised at key points throughout the
masterplan
The key development opportunities and principles are:
1.
2.
3.
4.
5.

Removal of traffic from in front of the northern station entrance to facilitate the station square.
Relocation and alternative station pick up and drop off facilities.
New bus services and access to the south of the station along Miall Street.
Relocate and manage access and circulation for general traffic.
Streets for all to promote a hierarchy of movement with priority given to the needs of pedestrians and cyclists.
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Parking Considerations
The car parking principles seeks to balance the needs for commuters; visitors to the existing and proposed land uses;
and, existing and future resident, whilst at the same time maximising the very accessible location of the station area.
This includes exploring the expansion of the existing Park & Ride serving the station and provide a realistic number of
spaces to serve the existing and future businesses and residents. The key elements of the strategy area described
below and set out in Figure X below.

Figure 11 - Parking Considerations
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Key
Park & Ride / Rail Station
Parking
Town Centre (Haji &
Worldwide Food Site)
Fire Station Block

Park & Ride / Rail Station Parking
 The approximate provision of long-stay car parking spaces that are related to the railway station is 300. This
consists of 217 spaces in the Metrolink Park & Ride and 80+ spaces in the streets immediately surrounding
the station; for example, Miall Street.
 Based upon the current and latent demand, in addition to background growth in demand over time, it is
considered that the Park & Ride provision should be circa 500 spaces. Further work will be undertaken by
the Council, in parternship with TfGM, to determine the number of spaces and their use/management
Town Centre (Haji & Worldwide Food Site)


Provision of adequate standard for spaces to meet the demand from the following:
o Removal of short-stay spaces in Station Road because of the implementation of the Station Square.
o Removal of kerb-side spaces on Lower Tweedale Street, Dowling Street and Milkstone Road.
o Spaces to serve the existing local Milkstone businesses such as Worldwide Foods as well as new
commercial units.
o Spaces to serve the new residential units.
o Mixed use redevelopment of the Fish Dock site currently used for health staff parking
o Relocation of the Nye Bevan visitor car parking spaces located off Ann Street to facilitate its
redevelopment.

Fire Station Block


Replacement of the residents permit parking spaces (circa 5 spaces) lost on Maclure Road
to accommodate the Station Square.

Vehicle Movements & Circulation
Central to the delivery of the wider objectives and strategy for the station area, including the creation of the
Station Square, is the reorganisation of the vehicular movements. The key element for the vehicle movement
strategy is the removal of traffic from in front of the northern station entrance and re-routing of general traffic to the
southern side of the station. They are shown in Figure X and X below.
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Figure 12 - Vehicular Movements & Circulation (General Traffic)
Station pick-up & drop-off





Provide for kerbside pick-up and drop-off to the south of the station.
Provision of a small short-stay car parking for pick-ups with a capacity for circa 20 vehicles.
Provision of a dedicated taxi pick-up facility to accommodate circa 10 vehicles. Consideration will be given
for increased managed stacking capacity to meet future demand and busier periods.
Provision, where possible, of disabled / Blue Badge parking spaces close to the station entrance.
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Access & Circulation for General Traffic




The primary access to the station for general traffic for pick-up/drop-off is via Oldham Road and Lincoln
Close. Secondary vehicular access is via Richard Street / Lincoln Street from the north, and Durham Road /
Lincoln Street from the south.
General traffic to be removed for Miall Street, Station Road and Maclure Road, although taxis will be able to
travel along for drop-off.
Residential streets of Milkstone and Deeplish to be ‘Access Only’ for residents.

Figure 12 – Vehicle Movements (Buses and Servicing)
Buses
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The Council will work with Transport for Greater Manchester and bus operators to explore options for the
diversion of existing services passing along Oldham Road to serve the south of the station via Lincoln Close,
Lincoln Street and Miall Street.
The existing services passing across the Maclure Road entrance are proposed to be diverted through Miall
Street rather than Station Road. This will require further discussions between Rochdale, TfGM and the bus
operating companies / service commissioners in relation to route change and vehicle type used to pass under
the bridges either side of the railway station.
In the short-term, to enable buses to be able to travel along Miall Street, in its current cross-section, the
kerbside parking will need to be removed on both sides of the road. Subject to further investigation, the
footway on the northern side of may need to be reduced in width.

Servicing


The servicing of the existing residential and commercial properties will continue as per the existing
arrangements. New properties will have their own dedicated servicing arrangements that will be designed to
minimise the requirement to enter the public spaces.
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7.

Focus Areas

Proposals for areas identified in this Supplementary Planning Document (SPD) should take account of the
development, design and transport principles detailed in earlier sections, the overall vision, and the area specific
information set out below (see map below for all character areas). These character areas have been identified
through their different characteristics in order to provide an analysis of the issues and opportunities within the
overall SPD.
Within the Core Area of the SPD boundary, a number of distinct focus areas have been identified. A fourth area
behind the station has been identified of which consist of an existing residential area.
The three Focus Areas are shown of Figure X below and are:
1. Station Quarter – which includes character areas Station North, Station South and the Fire Station Museum
2. Central Park Area
3. Canal Side Area.

Figure 13 – Focus Area in Rochdale Station
Throughout each focus area an emphasis will be to:
 Improve and increase the residential offering;
 Providing a mixture of local amenities;
rochdale.gov.uk
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Providing flexible office workspaces;
Providing multifunctional spaces; and
Improve sustainable modes of access to and from the surrounding areas from the station centre are also
critical in each focus area as is integration with the wider town centre.

The purpose of this section is to set out in more detail how we anticipate these areas to develop, and determine
what role and function they have in delivering the overall vision for the Station area. This includes identifying
appropriate future uses as well as the design and development considerations throughout this SPD.
Proposals for areas identified in this Supplementary Planning Document (SPD) should take account of the
development, design and transport principles detailed in earlier sections, the overall vision, and the area specific
information set out below (see map below for all focus areas). These focus areas have been identified through their
different characteristics in order to provide an analysis of the issues and opportunities within the overall SPD.
The focus areas are not rigidly defined for development and do not imply separate developments are sought or
appropriate for these areas. Instead, development within the whole SPD area should be undertaken in a coordinated manner paying regard to all the guidance in this SPD, in order to deliver a well-planned and designed,
coherent, interconnected and integrated development that delivers the regeneration of the wider Station Area.
The strategy is to create three distinct character areas (numbered 1-3) that are integrated with each other and within
the existing communities.
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7.1

Focus Area 1: Station Quarter

The Station Quarter is at the heart of the SPD and is part of the Defined Urban Area. It is made up of three
component parts (detailed below) – Station North, Station South and the Greater Manchester Fire Station Museum.
It is the main arrival and departure point on the rail network. The main station exit is the first impression of the town
when arriving at the station and therefore it is important to create an impacting first impression when arriving into
Rochdale train station.
The area and approach around the station is key to this SPD and the overall regeneration of the Station Quarter and
wider area. Figure X below shows the Focus Area in the context of the wider SPD area.

Figure 14 – Station Quarter
Key aspects
The station area is immediately adjacent to the train station and Metrolink stop. As a local transport interchange,
within the settlement hierarchy, this station area provides links to local towns and neighbourhoods as well as wider
links to Manchester and Leeds. When leaving the station, the connection to the town centre will be improved as part
of the redevelopment of the area for new public realm of Station Square. There is opportunity for high quality and
well-designed high density housing developments within the Station Quarter. Using the existing high quality
buildings as a backdrop, there is scope to create a sense of arrival and an excellent, safe public space in the form of a
new civic square.
The Station Square will be the heart of the redevelopment and should seek to balance the wider context of the
station requirements as well as with a sympathetic relationship to the conservation area.
The key development principles of this area are:


The formation of a high quality arrival/departure experience through the creation of the Station Square;
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Page 40

32

Rochdale Station Supplementary Planning Document (SPD)
Draft February 2021







Potential for a new station façade and entrance facing Maclure Road;
Promote the highest density of development;
Provision of civic functions within open space provision;
Provide the most appropriate setting for the high quality historic buildings;
Integration into the Milkstone and Deeplish community areas.

It is envisaged that a mix of land uses would be appropriate within this area including:






Retail and café style developments;
Small scale flexible office space, including those proposed within upper floor of Fire Station Museum;
Residential developments which encompass ground floor commercial space fronting the station and station
square;
Short and long stay parking provision within an expanded Park & Ride;
Elevated open space with the provision of access to the community platform park

The design of new development around the station should demonstrate how it has taken account of the guidance
within the Urban Design Guide and its understanding of form, context, hierarchy, scale and proportion along with the
new Station Square centre and the existing urban form.
The existing key landmarks and buildings should be enhanced through new development or area improvements.
Strong active frontages and the use of quality materials should be appropriate to the conservation setting. There is
opportunity to promote and enhance the conservation area through the SPD. The delivery aims of each area should
provide space for community interaction and deliver high quality new and established neighbourhoods and flagship
developments. Public spaces should be well designed and relate to the buildings around them.

Station North (within Station Quarter Focus Area)
Station North is located immediately to the north of Rochdale station area, in front of the approach of the station
main entrance and exit. The approach to the station currently is a main traffic thoroughfare with a few existing
businesses, Pennine Care Nye Bevan House and some distinctive residential properties which make up part of the
conservation area on Maclure Road. St John’s Church is also a listed building and also makes up part of the
conservation area on Maclure Road.
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Figure 15 – Station North
Maclure Road is currently the main pedestrian route to the town centre from the station. This is to be redeveloped
into a ‘Station Square’. The introduction of a Station Square will act as the main gateway into Rochdale town centre
and will give the arrival into Rochdale a clear visual identity.
Rochdale Railway Metrolink station is located opposite the Fire Station Museum and in the front of the train station
on Maclure Road. The stop is the final stop on the route to the town centre. In the opposite direction the next
station is Newbold and the Metrolink is a direct route to Oldham Town Centre, Manchester City Centre (via Victoria
railway station) and links to the wider Greater Manchester area. There are proposals to pilot tram – train technology
whereby Metrolink vehicles will switch between heavy and light rail tracks at Newbold and provide new rapid transit
connections to Heywood and Bury to the west via Castleton. These services would likely utilise the existing station
platforms and infrastructure. The Station Quarter will include public realm improvements in front of the station and
access to local neighbouring streets. The Worldwide Foods/Haji site located on Milkstone Road will be part of a
redevelopment for a mixed-use development which could also include additional public parking.
Key development proposals for this area include:



The phased removal of all traffic from the station entrance and upgrading of the public realm to create a
new gateway to Rochdale and civic space in the form of the Station Square;
Relocation of the taxi rank, pick up and drop off facilities with increased provision to serve passengers,
residents and local businesses to both the north and south of the railway station;



Provision of new public art;
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Public realm improvements to local streets including the potential to pedestrianisation of Lower Tweedale
Street and the southern end of Milkstone Road, subject to further studies;
Residential development of which will incorporate both new and the redevelopment of the single storey
building on the corner of Station Road/Maclure Road and the former Network Rail car park at the corner of
Milkstone Road/Station Road;
Redevelopment of the Worldwide Foods/Haji site for a mixed use development, possibly incorporating
parking to serve new uses;
New residential uses will face the Station Square with ground floor commercial and retail uses;
Relocation of the Greater Manchester Fire Service Museum into the ground floor of the former Maclure
Road Fire Station building and conversion of upper floor space into offices; and
Conversion of redundant space within Nye Bevan House for flexible office/commercial space or other
community uses.

It is envisaged that a mix of land uses would be appropriate within this area including:




New residential uses facing the Station Square with a mixture of high quality ground floor commercial and
retail uses on the approach to the station, which would also provide local amenities;
Adjacent to Nye Bevan House, Lower Tweedale Street and the southern end of Milkstone Road is to be
pedestrianised including better walking access to the station;
To make use of the existing facilities, conversion of some to the redundant space within Nye Bevan House
can be used as flexible office/commercial space or for other community uses.

Any new development should be well designed and help to contribute to a higher quality streetscape and increase
the legibility of this route. Any new development will be expected to provide solutions in creating a more attractive
railway promenade, including; a requirement for an excellent standard of design, the promotion of better quality
materials that are sensitive to the context of the conservation area, also including well thought out improvements to
the immediate and wider public realm. Building storeys of two and three would be acceptable if they correlate with
the existing urban grain and protect amenity. This SPD will also serve as a catalyst to improving access to the town
centre and the wider town centre objectives.

Station South (Within Station Quarter Focus Area)
Station South is located immediately to the south of Rochdale station around Miall Street and Hare Street. The area
has seen increased footfall in recent years through the reopening of the station underpass and new Metrolink Park
and Ride opening in 2014 and delivery of a new link road from Oldham Road opening in 2017. New residential
development has recently taken place on Durham Street and Norwich Street. The layout of buildings and highways
in this area doesn’t respond to these changes and the station entrance is not visible from the Park and Ride. There
are opportunities to introduce new uses to the area to exploit its connectivity, improve traffic circulation and
management to better respond to the increase in rail demand. The opportunities to re-route some bus services via
Oldham Road and Lincoln Close to serve the south of the station will be explored.
Part of the site is allocated as an Employment Zone through saved policy EC3 Mixed Employment Zone. The route
behind the station would provide improvements to the legibility to access the residential properties on Durham
Street and Neeli Mosque and the surrounding area in Milkstone. Miall Street is heavily dominated by the height of
the railway platform.
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Figure 16 – Station South

A new public square from the southern station entrance would lead to new pick up/drop off facilities and the long
stay Park & Ride Multi Storey Car Park and accessible areas. The railway bridge has an overbearing impact both in
terms of visual appearance and height.
Key development proposals for this area include:






Relocation of the taxi rank, pick up and drop off facilities with increased provision around Miall Street and
new multi storey car park;
The re-routeing of bus services along a landscaped Miall Street as a bus priority lane which would improve
access to the station and the local area;
A Multi-Storey Car Park will be included in Station South for the existing Metrolink/Rail Park & Ride,
businesses and retail, thereby supporting the local economy. This parking capacity would provide
approximately 500 car parking spaces with a direct access from Lincoln Street and would facilitate the needs
of commuters in the area and other existing and proposed land uses.
More permeable open space to connect the station through to the surrounding residential areas and
Rochdale Canal

It is envisaged that a mix of land uses would be appropriate within this area including:



The land currently occupied by the existing industrial uses the face both Maill Street and Hare Street will
incorporate new high density residential developments, including as a wrap-around of the Park and Ride;
The Station South site will facilitate the inclusion of ground floor retail and commercial units that will help to
serve the wider community, local commuters, and provide more integrated access to the front and back of
the station.
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Any future development proposals should fully integrate principles of quality design and construction. Any
development proposals will be expected to achieve high sustainability standards by utilising modern technology
innovations. Construction solutions should be made use of as a pre-intervention to future climate change challenges.

Fire Station Block (Within the Station Quarter Focus Area)
The area is covered in its majority by the Maclure Road Conservation Area. The Greater Manchester Fire Service
Museum is a key asset of community value. The building is undergoing redevelopment to improve the existing fire
station to provide a museum, café, and flexible work spaces and enhancing the local heritage.

Figure 17 - Fire Station Block
The masterplan proposals for the Fire Station Block include the redevelopment of the single storey building on the
corner of Maclure Road/Station Road for high density residential with retail and commercial uses on the ground
floor. The footprint of the building is to be increased further into the Station Square in order align with the current
building lines and to increase the scheme viability.
Key development proposals for the area include:



Redevelopment of the single storey building on the corner of Maclure Road/Station Road for residential
development with retail/commercial uses on the ground floor:;
Redevelopment of the buildings fronting on to Station Road (Deen House) to low rise residential with retail
and commercial uses on the ground floor. This could provide an opportunity to remove residential access
from Maclure Road supporting the development of the Station Square.;
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Redevelopment or conversion of the existing offices on Richard Street for low rise residential;
Improvements to the existing streetscape of Richard Street to create a more pedestrian and cycle friendly
experience. This should create a more residential character to the street with the through traffic
discouraged;
Reconfiguration of the existing car parking to the rear of the Greater Manchester Fire Station Museum to
provide enhanced spaces for residents along Maclure Road as a result of the removal of on-street parking.

In the Fire Station Block the aim is to create a high quality coherent, active and attractive mixed use area as part of
the station approach. Any improvements that enhance the image, visual appearance and safety of the area will be
encouraged. All new developments will be expected to create a strong visual frontage to the Square. Any new
development should be well designed and be sensitive to the characteristics of the conservation area. Each
development should help to contribute to a higher quality aspirational streetscape to further enrich active frontage
on Station Road and Richard Street through redevelopment to low rise high density residential.
Development will be expected to make use of better quality materials and provide improvements to the public realm
area. Any new development will be expected to maintain and enhance activity at ground floor level. This will be
through good quality design, natural surveillance from ‘eyes on the street’; as well as including well-designed and
inviting entrances, creating an open and diverse area and a gateway to the town; and mixed commercial
development to facilitate future needs.
Richard Street will be revised to encourage a more pedestrian and cycle friendly environment and a more residential
feel and adapted to discourage through traffic to create a more sustainable safer environment. This may link into
future proposals for the Central Retail Park.

7.2

Focus Area 2: Central Park – Neighbourhood Rochdale

The Neighbourhood Rochdale, (currently Central Retail Park) site area is in a prominent position on the corner of
Oldham Road, Milnrow Road and Richard Street. The site will be regenerated as part of a new urban community with
accessible routes to the town centre and station. Currently, part of the site is occupied as a retail offering for large
scale high street merchandise stores. The northern half of the site lies vacant. This site is to be redeveloped as a
residential led, mixed use development that is planned to contain a mixture of high density, high quality dwellings
including; apartments, mews houses and townhouses, catering for a wide range of people.
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Figure 18 – Central Park
Key development proposals for the whole area include:








Provision of a high density residential led development that consists of a mixture of types and sizes up to
approximately 500 dwellings.
Provision of community uses and facilities, including small scale retail and commercial uses, positioned on
the main transport routes;
Provision of high quality open space and play provision;
Provision of adequate car parking reflecting the size and ethos of the associated dwelling/apartment and the
location adjacent to the town centre and railway station;
Vehicular access to the site to be predominantly from Oldham Road with minor access from Richard Street;
Provision of a high quality network of pedestrian routes that allow for both local access and permeability and
as an alternative route between the town centre and station area;
Provision of a high quality public realm of which coalesces with the improvement strategy on Drake Street.

The site is in a sustainable and accessible location and is a key site in regards to its relationship to the town centre
and train station. Integrated pathways through Central Park must provide attractive and safe walking routes by
improving accessibility and permeability via high quality to the public realm, which in turn reduces the carbon
footprint through increased walking and cycling.
Drake Street has been identified by Historic England as a Rochdale Heritage Action Zone. The site joins Drake Street
where it meets Maclure Road. Drake Street was historically an important shopping high street which has some
examples of Georgian, Victorian and 20th century architecture and listed buildings. There is an opportunity to revive
the area as a leisure and cultural centre, as well as providing sustainable high quality residential properties making
use of the historical location and co-operative heritage. Any new development should enhance the potential of
Drake Street and be front facing.

rochdale.gov.uk
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7.3

Focus Area 2: Canalside

Figure 19 – Canalside
The Canalside area offers multi flexible opportunities for mixed use development and a range of uses. Canalside will
maximise the benefits of waterside living as well as enhancing the existing amenity offering. The various sites
accommodate industrial and commercial uses which include the former Iceland and Greenfield sites, historic Sartex
Mill and Lincoln Close Industrial Area and connecting areas around the canal corridor.
Key development proposals for the area include:





Provision of residential development that maximises the benefits of the canal feature;
Connects disparate sites together along the canal corridor as well as providing improved walking and cycling
links to the station from comunities further south;
Utilising the existing amenity to enhance the development potential of the area;
Reuse of the existing historic mill building.

There is an opportunity to:





Refurbish the existing mill for a mixed use development including residential and flexible commercial space;
New residential development to the south of the Metrolink/station car park;
Redevelopment of the existing industrial uses off Lincoln Street in longer term for medium density residential
development of which will include a new shared space pedestrian route from the canal through to Rochdale
Town Centre;
Streetscape enhancements to Oldham Road and Lincoln Street.

Within the Canal Side Focus Area there are three distinct land parcels:
 Former Iceland/Greenfield
 Sartex Mill
rochdale.gov.uk
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Lincoln Close

Each site will accommodate a variety of well-designed dwellings, from low to high density. Appropriate size,
proportion, scale and character is expected. There is a focus on providing local amenities to current and future
residents and commuters to the station, creating a sustainable community setting. There is the potential to provide a
vibrant community feel which enhances the area as a desirable place to live by making use of its Canalside location.
The Rochdale Canal is steeped in history, and this historical context can be used as a focus for its regeneration.
A lack of accessible open space in the local community means there is the opportunity to provide and improve the
current offering, which will provide a variety of options for various recreational needs. An urban park will seek to
address the current deficiency of quality green space. The green spaces will also act as a buffer in reducing urban
heat spots. Key routes throughout these sites will seek to provide a high quality approach to public realm design and
will utilise as part of the developments, quality boundary treatments, attractive street furniture, quality surface
materials, lighting and signing etc. in accordance with the Design Guide. Future development should give
consideration to the impact of climate change, water conservation and wildlife through green infrastructure and tree
planting.
The addition of high quality public realm encourages the use of streets and spaces and can significantly add to the
quality of life and the image of the area. Well-designed public realm can create a ‘sense of place’, and enhance new
and existing buildings as well as identifying key gateways and corridors which can encourage further investment.
Key routes that connect to wider open spaces should be protected and improved such as the canal corridor. Local
accessibility needs to be strengthened with a particular focus on improving existing facilities for walking and cycling.
It would be expected that high quality public realm, particularly around Rochdale railway station and along Oldham
Road would be enhanced.
It is envisaged that a mix of land uses would be appropriate to each parcel within this area including:
Former Iceland/Greenfield
This site would accommodate lower density, high quality residential with an emphasis on quality public realm. A
continuation of the tow path on the southern side of the would provide a key corridor through to the Lincoln Street
Industrial Area site, Rochdale Station and Station Area, and the town centre.
Sartex Mill
The site would accommodate a medium density residential scheme with complimentary public open space at a local
scale for the future residents and mixed use workspace and small scale commercial premises at former Sartex Mill
off Norwich Street. The site could be used to accommodate flexible commercial workspaces. Close by are some
existing residential dwellings and this would become part of the new Norwich Street residential area.
Lincoln Close
Lincoln Close is bounded by the railway, Lincoln Street, Oldham Road and Durham Street. Development for this site
would include higher density residential with incorporated public space. Development proposals should seek to
include small scale retail/commercial, as an offering to the local residents and for passers-by. Within Lincoln Close a
linear park in the middle of the development linking the Rochdale Canal towpath towards the station area, thereby
improving local links. The linear park follows the alignment of the new infilled Rochdale Canal to tunnel under the
railway which is a longer-term ambition to restore an onward route through Central Park to the town centre.

rochdale.gov.uk
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8. Delivery and Implementation
Introduction
The need for a robust and coherent delivery strategy has been a core principle running throughout the SPD process
which underpins this SPD. This has included but is not limited to: a realistic and sound understanding of market
aspirations and potential for change and investment, integrated feasibility and viability analysis which seeks to
maximise public and private sector funding streams, and the need for land assembly to deliver the identified
regeneration opportunity.
Comprehensive Development
This SPD supports and seeks a comprehensively planned and delivered mixed-use redevelopment in the Rochdale
Station Area. The re-development should be residential-led, enhancing the range and quality of the residential offer
of the area. A range of uses including a significant number of new residential development, offices, commercial
employment, limited retail uses, leisure and cultural facilities.
In order to deliver the major step change necessary to achieve the Vision, Aim and Objectives set out in the
beginning of this SPD it is considered that, at a minimum, a comprehensive co-ordinated development needs to be
delivered for all the area covered by the character and focus areas
Market Demand Considerations
The Council’s latest Strategic Housing Market Assessment (Draft, 2015) supports a need for the increased delivery of
family houses sized 2-bedrooms and above to meet emerging need. In addition there is a recognised need to deliver
a housing product within the SPD area to facilitate re-housing existing residents to release sites for development.
There is also an identified need for a specialist older persons housing.
Soft market testing undertaken with a number of national and regional regeneration housebuilders and contractors
has supported the view that there is a strong and continued interest in investing within the SPD area.
The Council commissioned GL Hearn to produce market testing of the SPD area. This confirmed that there is a
demand and a market for the development that is proposed within the SPD.
Partnership Working
It is prudent that the partnership working be embedded in the delivery of a comprehensive development.
Delivery Partnership
The procurement of a delivery partner in a Joint Venture is considered to be the most appropriate approach for the
delivery of the Visions, Aims and Objectives within this SPD. The experience and knowledge of an experienced
delivery partner could also be pivotal in achieving the SPDs strategic and high-quality design aims.
Delivery Approach

rochdale.gov.uk
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Rochdale Council working alongside G L Hearn and Broadway Malyan have produced a realistic delivery approach for
the SPD area. Where it is identified to be necessary the Council is willing to use its statutory powers (including
Compulsory Purchase Orders) to facilitate the holistic and comprehensive delivery of development and investment
across the whole area.
The SPD seeks the comprehensive development and regeneration of the area captured within its boundary. Working
alongside its partners, including but not limited to the Greater Manchester Stations Alliance, National Rail and land
owners, it is intended that investment will be delivered through the procurement of development partners.
Any development proposals promoted outside of this structure by individual landowners or interested parties will be
required to demonstrate that they facilitate and contribute to the delivery of the wider regeneration objectives set
out in this SPD and the Masterplan, and do not in any way prejudice its delivery.
Infrastructure and S106 Contributions
The Council will seek S106 contributions where these are necessary to make individual proposals acceptable in
planning terms. The Council will also consider the ring fencing of contributions from development within the area to
support future investment and on-going maintenance of infrastructure, such as public realm and open spaces, within
the SPD area.
Applicants should be aware of the ambitions to deliver wider betterment through the inclusion of improved
sustainable transport opportunities.
Delivery of affordable housing as part of residential developments is an established policy requirement across
Rochdale. Policy C4 of the Adopted Rochdale Core Strategy (2016) requires an affordable housing contribution of
7.5% of the development sales value of the overall scheme, with a preference for on-site delivery of an affordable
product to meet local need. The policy allows for exceptional circumstances where off-site contributions will be
accepted.
Notwithstanding identified local need for affordable housing provision across Rochdale, this SPD recognises the need
to diversify housing supply within the Rochdale Station area. It is recognised that the delivery of market housing
within this area is required to deliver this diversification and to ensure the sustainability of retained affordable
housing in the area – with only partial clearance of the existing estates proposed.
The SPD requires a clear and robust strategy around the strategic delivery of affordable housing, including an
intermediate product, which can and should be delivered through future planning applications. This should include
consideration of retained and improved affordable housing supply, the role for affordable supply as part of new
developments to contribute to the wider implementation of the masterplan (including recognition of the need to rehouse residents from redevelopment areas), and/or the contribution that off-site delivery could make to delivering
the overall ambitions of the masterplan.
Planning Application Requirements
This SPD will be a material consideration in any future planning application relating to any site within its boundary;
accordingly, any planning applications for development within the area will need to be supported by sufficient
evidence and information to demonstrate they embed appropriate responses to the requirements set out within this
SPD. This includes the need for justification for and evidence supporting any deviations from the requirements set
out within the SPD.

rochdale.gov.uk
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The Council has a series of checklists summarising validation requirements associated with different types of
applications, available at http://www.rochdale.gov.uk/planning-and-building/apply-for-planningpermission/planning-permission---home/application-forms-and-guidance. These checklists should be adhered to by
all applications to demonstrate that development is appropriate in planning terms.

rochdale.gov.uk
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Appendix 1 – Glossary - TBC
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Rochdale Borough Council
Strategic Planning Team
Number One Riverside
Smith Street
Rochdale OL16 1YH

rochdale.gov.uk
01706 924252
strategic.planning@rochdale.gov.uk
rochdale.gov.uk
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Agenda Item 9
Report to Rochdale South Township Committee
Date of Meeting
Portfolio
Report Author
Public/Private Document

16th February 2021
Cabinet Member for
Quality of Place
Julie Simpson
Public

Create 2 Footpaths Over Land at Springhill Rochdale Under
Section 25 Highways Act 1980.
Executive Summary
1.

The Council received two applications and evidence for two footpaths to be
added to the definitive map and statement, the Council have provided
alternatives that are more suitable for the land and to allow other
recreational activities to continue without interruption. The applicant and
Council have reached an agreement to add the alternative footpaths to the
definitive map and statement.
The Council can proceed with a Definitive map modification order to add the
routes under section 25 Highways Act 1980 as the land over which they will
run is in Council ownership.
Recommendation

2.

The members of the Rochdale South Township Committee agree to proceed
with a definitive map modification order to add the footpaths under Section
25 Highways Act 1980 and alter the definitive map and statement to show
the routes
That following receipt of any instructions from the Head of Environmental
Services, the Assistant Director (Legal, Governance & Workforce) be
authorised to prepare the appropriate legal documents and execute such
documents on behalf of the Council.

Reason for Recommendation
3.

The Council are required to keep the definitive map and statement under
continuous review, a method of reviewing the map is to proceed with an
order to add definitive rights of way following receipt of an application from a
member of the public who has successfully shown that a right of way has
been used for a period of 20 years or more or should the Council own the
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land and add the route(s) under agreement as confirmed under sections of
the Highways Act 1980.
The Council has received two applications with evidence to add footpaths to
the definitive map and statement, they run over land at Springhill Rochdale.
The footpaths claimed by a member of the public cross over land being used
for various recreational activities, to ensure these pursuits are not impeded
the Council has offered the applicant two alternative routes, these have
been accepted.
The Council may proceed under Section 25 Highways Act 1980 to add the
proposed alternative footpaths to the definitive map and statement.
Key Points for Consideration
4.

The Council have to maintain and keep the definitive map and statement
under continuous review.
The map can be reviewed by adding, deleting or diverting a footpath,
bridleway or restricted byway, an alteration to the map and/or statement.
The Council has received two applications from a member of the public to
add two footpaths running over Council land in the Springhill area of
Rochdale.
The claimed footpaths impact on other recreational activities on this land
and the Council have offered alternative routes that have been accepted.
The Council can proceed with a Map Modification Order to add the footpaths
to the definitive map and statement by utilising Section 25 Highways Act
1980, this act allows the process to be performed by agreement with
landowner, (the Council are the landowner).

4.1
Alternatives Considered
The Council can refuse to make the order under Section 25 Highways Act
1980, however the Council will have to proceed with the applicant’s
application under Wildlife and Countryside Act 1981 and the footpaths that
impede other recreational activities.
Costs and Budget Summary
5.

All associated costs related to the order will be paid by the Rights of Way
Service.
Should the Definitive Map Modification Order be successful the footpaths will
be maintained by Environmental Management Rights of Way Service.
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Risk and Policy Implications
6.

The risks to the Council relate to the decision whether to proceed with the
order, the applicant can report to the Secretary of State who may instruct
the Council to make the order for the original claimed routes.
Pursuant to Section 25 Highways Act 1980, a local authority may enter into
an agreement with any person having the necessary power in that behalf
for the dedication by that person of a footpath, bridleway or restricted
byway over land in their area. An agreement under this section is referred
to in this Act as a “public path creation agreement”.
Where a public path creation agreement has been made it shall be the duty
of the local authority who are a party to it to take all necessary steps for
securing that the footpath, bridleway or restricted byway is dedicated in
accordance with it.
As soon as may be after the dedication of a footpath, bridleway or
restricted byway in accordance with a public path creation agreement, the
local authority who are party to the agreement shall give notice of the
dedication by publication in at least one local newspaper circulating in the
area in which the land to which the agreement relates is situated.

Consultation
7.

The Council are not required to consult with the general public for a
Section 25 Highways Act order.
Background Papers

8.

Place of Inspection

Julie Simpson

Environmental Management
Green Lane
Heywood
OL10 2DQ

For Further Information Contact:

Julie Simpson,
julie.simpson@rochdale.gov.uk
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