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SITE LOCATION



DELEGATION

1.1 The application is referred to the Planning and Licensing Committee as the 
application has been called in by the former portfolio holder, Councillor 
Daalat Ali.

PROPOSAL SUMMARY

2.1 Erection of a single storey building to form a 3 classroom extension within the 
playground to the rear including link corridor to main school building and 
retention of two existing temporary classrooms to the east and north of the 
site, together with extension to existing staff car park.

RECOMMENDATION

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

REASON FOR RECOMMENDATION

4.1

4.2

The application seeks to extend Lowerplace Primary School from a two form 
entry school with several ‘bulge’ year groups (current pupil number of 500) to 
a three form entry school with a capacity of 630 pupils on a permanent basis 
to aid in the provision of further school places for the Borough. The proposed 
extension, by virtue of its size, scale, siting, height, layout, materials, design 
and detail, would be broadly compatible with the character of the main 
building and its surroundings, and would not harm the appearance of the 
street scene.  The proposed extension would achieve a satisfactory degree 
of separation with surrounding residential uses in order to ensure that the 
development would have no unacceptable impact on the amenity of nearby 
occupiers by reason of visual appearance, scale, noise or any other 
nuisance.  The proposal to retain the existing temporary classroom block is 
acceptable subject to a further condition limiting the time period for its use.  

It is recognised that there are existing issues that occur on the highway 
associated with the school, as is the case with most schools. However, 
Government is clear that great weight should be afforded to the expansion of 
schools. The highway authority considers that the proposed car park 
extension would provide sufficient parking provision for the development and 
furthermore, the submitted travel plan would encourage sustainable transport 
methods and monitor travel to and from the school. The proposal therefore 
complies with the relevant Policies in the adopted Rochdale Core Strategy, 
saved Unitary Development Plan and the National Planning Policy 
Framework and the application is therefore recommended for approval. 



SITE

The application relates to Lowerplace Primary School which is sited to the south of 
Kingsway in a predominantly residential area and is bounded to the west by Watkin 
Street and to the south by Charter Street.  The school comprises two main 
permanent buildings (Key Stage 1 and Key Stage 2 blocks) a staff car park and large 
playing fields to the east. The school is a traditional single storey red brick Victorian 
building, although with an additional useable basement level, and has been 
extended and altered over time.  Two modular units provide two classrooms with a 
link extension to the main school building stand forward of the northern Kingsway 
facing elevation and there is an existing temporary modular unit to the east of the 
site and which is partially the subject of this application.

PROPOSAL

Planning permission is sought for the erection of a single storey extension to the 
main northern building that would be sited within the internal playground area 
between the two principal buildings on site.  The proposed building would replace an 
existing temporary modular building and has been designed to acknowledge and 
reflect some of the key architectural detailing of the original school building.  The 
extension would include a link corridor to attach it to the main school building along 
the eastern boundary of the site to facilitate provision of a courtyard area to allow the 
outlook from existing windows in the southern elevation of the host building to be 
retained.

Planning permission is additionally sought for the retention of the existing temporary 
modular classroom block that stands to the east of the school site as additional 
funding has not yet been made available to replace it with a building of more 
substantial construction.  

An extension to the staff car park on land to the east of the existing parking area is 
also proposed.

The proposed extension to the main building and retention of the existing modular 
classroom block would provide classroom accommodation to provide for a 
permanent Pupil Admission Number (PAN) of 90 which equates to three form entry 
and a total number of children on roll of 630.
 
Amendments

An amendment to the scheme was secured comprising the aforementioned 
extension to the staff car park in light of concerns about on-street parking in the area 
by local residents.
 
DEVELOPMENT PLAN

Rochdale Unitary Development Plan (UDP) 2006:

G/D/1 Defined Urban Area
G/3 Protection of Existing Recreational Open Space



EM/7 Development and Flood Risk

Rochdale Core Strategy (CS) 2016:

C7 Delivering education facilities
C8 Improving community, sport, leisure and cultural facilities
P2 Protecting and enhancing character, landscape and heritage
P3 Improving design of new development
T2 Improving accessibility
G6 Enhancing Green Infrastructure
G8 Managing water resources and flood risk
G9 Reducing the impact of pollution, contamination and land instability
DM1 General development requirements
SD1 Delivering sustainable development

NATIONAL PLANNING POLICY AND GUIDANCE

National Planning Policy Framework (NPPF) – February 2019
National Planning Practice Guidance (NPPG)

RELEVANT HISTORY

16/00850/FUL Single storey extension to front of school building to create new 
storage area (retrospective application).  Granted STC 
November 2016

15/00237/FUL Provision of modular unit to provide two classrooms with 
associated toilets and cloakrooms and link extension to the main 
school building.  Granted STC April 2015

11/D54489 Provision Of Temporary Classroom Accommodation On Edge 
Of Existing Playing Field Adjacent To School Car Park 
Consisting Of Three Classroom Units, Stores, Toilets, Hard & 
Soft Play Areas And 2.4M High Boundary Fencing 
(Resubmission Of D54179).  Granted STC July 2011

11/D54179 Provision Of Temporary Classroom Accommodation On Edge 
Of Existing Playing Field Adjacent To School Car Park 
Consisting Of Three Classroom Units, Stores, Toilets, Hard & 
Soft Play Areas And 2.4M High Boundary Fencing.  Granted 
STC April 2011

07/D49095 Erection Of Prefabricated Classroom.  Granted STC May 2007

02/D40807 Single Storey Extension To School. Granted STC November 
2002

95/D31927 Single Storey Extension To School.  Granted STC August 1995



89/D24526 New Extension To Form Changing Room And Showers.  
Granted STC May 1990

CONSULTATION RESPONSES

Conservation and Design - 

The school buildings were constructed in the early 20th century and exhibit the local 
vernacular being constructed of red brick beneath slate roofs and as such are 
considered to be non-designated heritage assets. The buildings are located within 
the setting of a number of non-designated heritage assets, be those number 1-21 
Watkin Street (odds only), noted for their age and architectural form. It is regrettable 
that the relationship between the original junior and infant school buildings has been 
severed and almost lost due to the inclusion of modern temporary buildings and 
extensions. The removal of the existing temporary unit directly to the south of the 
Junior School will create an enhancement within the site through revealing the 
original building once more (NPPF, paragraph 192). The erection of a replacement 
building in this location will cause less than substantial harm to the non-designated 
heritage asset (NPPF, paragraph 197). The proposed extension would benefit from 
being reduced in height to reveal the cills of the windows in the south elevation of the 
junior school which may be achievable through some excavations before laying the 
foundations of the building. If this is achievable this could help mitigate some of the 
harm the proposed extension will cause. It is apparent that the gable features have 
taken influence from the original building design and following a lowering of the roof 
height this could be appropriate as they would appear to be less dominant within the 
site.  

The chosen palette of materials which largely take influence from the original 
building will help mitigate some of the harm caused by the erection of the extension. 
The materials include: red brick, a GRP lead effect roof, powder coated aluminium 
windows and doors. These are considered to be appropriate subject to the provision 
of all details. The inclusion of render is usually avoided however, in this instance it is 
considered that this will enable the extension to be clearly read as a modern 
addition. 

The retention of the modular units within the site will have a neutral impact on the 
non-designated heritage asset (NPPF, paragraph 192) as there will be no change 
within the site. It would be beneficial to understand the long term plan for these 
buildings. 

In conclusion, this application is supported for approval subject to the inclusion of the 
following pre-commencement conditions:

 Windows – product specification and proposed finish (including detailed 
elevation and cross section drawings) to be agreed

 Doors – product specification and proposed finish (including detailed elevation 
and cross section drawings) to be agreed

 Brick – product specification including samples on site to be provided and 
agreed.

 Render – product specification including sample panel on site to be provided 
and agreed.



The proposal will both have a neutral impact upon and cause less than substantial 
harm to the non-designated heritage asset (NPPF, paragraphs 192 & 197). It is 
considered that the harm is justified and mitigated through the provision of public 
benefit and appropriate design and material choices. 

Highways and Engineering -

Original Comments

The applicant seeks to introduce an additional 3 classrooms to this site and seeks to 
make permanent a temporary arrangement for 2 more classrooms. By the admission 
of the applicant the onsite parking is insufficient for the current volumes of staff. The 
proposals seek to add 130 pupils to the site and yet no provision has been identified 
to accommodate extra traffic or car parking onsite. Given the site is already falling 
short of the required parking volumes I would expect an additional 8 parking bays 
are provided at this location along with suitable sustainable mitigation measures. 
Unfortunately the mitigation measures in this instance would appear to be 
inadequate.

The Travel Plan submitted as a part of this application identifies a concerning culture 
of unwillingness from staff and parents to consider alternative means of transport for 
school related journeys. As a result the Travel plan has no clear focus, no 
measureable objectives, no identifiable resources and no identified owner.  I have no 
desire to recommend a refusal for an education establishment given the desperate 
need for facilities within the borough but the school must go further to manage the 
impact it has upon the highway and encourage sustainable travel for both the staff 
and students.  A well planned and implemented travel plan can have benefits to 
health, education and transport. 

The applicant should submit a further Travel plan to improve on what has already 
been submitted. The Travel Plan should include the following:

 A clear separation of actions to effect changes in both Staff and Pupil Travel.
 Each Action should have clear goals in modal shifts which are both 

measurable and realistic.
 The school should identify resources available for implementation of the plan.
 Each Action should identify an individual or position responsible for 

implementation.
 A clear schedule of review should be outlined for the Travel Plan on a term by 

term basis for the next 5 years.
 If we can condition the above recommendations on a prior to commencement 

basis I would recommend approval of this application. Without the agreement 
of the school I would be minded to recommend refusal of this application.

At this point I am however welcoming the comments of the applicant prior to making 
a recommendation.

Additional Highways Comments



Thank you for the amended Travel Plan and plans to extend the car park. The 
schools headmaster has worked closely with the highways department to improve 
the Travel Plan. We can confirm it is now acceptable.  We have also spoken with the 
Headmaster about the operation of the extended Car Park on site.  Under the new 
Car Parking Layout gates to the NW of the site appeared to be obstructed. The Head 
Master of the school has explained the operation of this area and how the school 
accepts deliveries. I am happy the school can manage the operation of this area and 
it does not jeopardise the safety of any school pupils.  We have no further highways 
objection to these proposals.

Lead Local Flood Authority/Drainage -

In re-development of a brownfield site, RBC usually requests the applicant to 
attenuate rainfall runoff by a factor of 50% from existing runoff rates. However, for a 
small footprint of 300 sq.m. attenuation is not practical, because the flow rate is 
already relatively low.  Therefore, the Drainage Officer will accept the Applicant’s 
proposal to simply connect roof drainage to existing site drainage which discharges 
to a United Utilities combined sewer. Ideally, roof drain pipes should be separated 
from foul drainage until the point of discharge from the site. However, this is only 
required under Building Regulations Part H5 Drainage if the site is a new 
development and/or there is an existing separate surface water sewer. However, for 
this site only a combined UU sewer is present in the site’s vicinity.   It is noted that a 
strip of new top soil and grass is proposed; this provides benefits by reducing overall 
rainfall runoff from the site. Permeable footways (e.g. permeable tarmac), if 
proposed, would also reduce runoff from the site. The Drainage Officer has not 
objection to the works being carried out, if done in accordance with that shown on 
Proposed Site Layout plan 2003435 – L-03 dated Nov 2018.

Public Protection (Noise / Odours) - No comments received to date.  

Public Protection (Environment) - No comments received to date.  

Sport England – No objection. It is understood that the proposal prejudices the use, 
or leads to the loss of use, of land being used as a playing field or has been used as 
a playing field in the last five years, as defined in The Town and Country Planning 
(Development Management Procedure) (England) Order 2015 (Statutory Instrument 
2015 No. 595). The consultation with Sport England is therefore a statutory 
requirement.  Sport England has considered the application in light of the National 
Planning Policy Framework (particularly Para 97) and against its own playing fields 
policy, which states:

'Sport England will oppose the granting of planning permission for any development 
which would lead to the loss of, or would prejudice the use of:

 all or any part of a playing field, or
 land which has been used as a playing field and remains undeveloped, or
 land allocated for use as a playing field 

unless, in the judgement of Sport England, the development as a whole meets with 
one or more of five specific exceptions.'



Sport England's Playing Fields Policy and Guidance document can be viewed via the 
below link: www.sportengland.org/playingfieldspolicy.  Having assessed the 
application, Sport England is satisfied that the proposed classroom extension meets 
Exception 3 of our playing fields policy, in that:

'The proposed development affects only land incapable of forming part of a playing 
pitch and does not: 

 reduce the size of any playing pitch 
 result in the inability to use any playing pitch (including the maintenance of 

adequate safety margins and run-off areas); 
 reduce the sporting capacity of the playing field to accommodate playing 

pitches or the capability to rotate or reposition playing pitches to maintain their 
quality; 

 result in the loss of other sporting provision or ancillary facilities on the site; or 
 prejudice the use of any remaining areas of playing field on the site.'

This being the case, Sport England does not wish to raise an objection to this 
application.

Additional comments from Sport England received 11.03.19 - The location of the car 
park, although technically playing field does meet our Exception to Policy E3:
'The proposed development affects only land incapable of forming part of a playing 
pitch and does not: 

 reduce the size of any playing pitch 
 result in the inability to use any playing pitch (including the maintenance of 

adequate safety margins and run-off areas); 
 reduce the sporting capacity of the playing field to accommodate playing 

pitches or the capability to rotate or reposition playing pitches to maintain their 
quality; 

 result in the loss of other sporting provision or ancillary facilities on the site; or 
 prejudice the use of any remaining areas of playing field on the site.'

Sport England have no objections to constructing the car park in this location.

United Utilities - No comments received to date.  

TOWNSHIP PLANNING PANEL

The application was presented to the Rochdale Township Planning Panel on 18th 
March 2019. Members noted concerns in relation to traffic but acknowledged the 
need for increased classroom requirements outweigh potential parking and noise 
issues and recommended approval of the application.
 
MEMBER REPRESENTATIONS

Representation has been received from Councillor Daalat Ali who has recommended 
the application be referred to the Planning and Licencing Committee for 
determination.

http://www.sportengland.org/playingfieldspolicy


MEMBER OF PARLIAMENT REPRESENTATIONS

Representation has been received from Tony Lloyd MP noting the strong opposition 
of local residents to the expansion of the school on the grounds that traffic, parking 
and littering issues are already problematic in the area and that the expansion of the 
school would exacerbate the situation. 

PUBLIC REPRESENTATIONS

Letters of notification were sent to surrounding neighbours and a site notice posted 
in the vicinity.  Additional notification letters were sent advising of the receipt of 
amended plans and change to the description of development to include the 
proposed extension to the staff parking area.  A total of 18 written representations 
were received of which 14 were unique representations and one of which included a 
petition against the proposed development containing 41 signatures, four of whom 
had provided separate representation as counted above.

The concerns raised are summarised as follows, with all matters addressed in the 
report if not immediately addressed below:

Highways and Parking Issues

 The school, together with others in the area, place a huge burden on the 
peace and tranquillity of residential areas.  The proposed extension would 
overwhelm and ruin the local neighbourhood and be detrimental to the quality 
of life for local residents.

o As common with all schools, disturbance does arise, notably at the 
start and end of the school day.  Primary schools are, however, located 
in areas close to where the children attending the school live and are 
therefore an integral part of the local community.

 The current staff car park is not large enough to accommodate all staff leading 
to parking pressure on surrounding residential streets and a high level of 
double parking which is unsafe and problematic for residents in terms of 
pedestrian access, and access to driveways.

 There is already a high number of vehicles accessing Charter Street and 
surrounding streets at peak times leading to congestion and road safety 
issues, notably for children who may run through parked cars.

 Parents dropping off and collecting children at the school park inconsiderately 
and block the pavement.  Residents suffer from verbal abuse and property 
damage from parents of children at the school as a result of poor access and 
insufficient parking.

o The behaviour of parents of parents of school children is not a material 
planning consideration.

 The revised travel plan and additional parking area will not fully resolve the 
parking issues in the vicinity as there would remain an insufficient number of 



parking spaces.  In the event that staff do park further afield, it will only lead to 
the spread of the parking problem further and is not enforceable.

 The main thoroughfare of Kingsway would also be affected in addition to local 
minor roads and residential streets.

 Access for emergency vehicles would be made more difficult.

 Additional air pollution would be caused as a result of increased congestion 
and as a result of idling cars.

o This is not a material planning consideration for a development of this 
scale and nature.

 The assumption in the commissioned Transport Statement that the 17 
vehicles remaining at 15:45 belong to local residents is incorrect as the local 
streets are also used for parking by business owners on Oldham Road due to 
limited on street parking there.

o The baseline figures in the Transport Statement have been reached by 
an independent provider of professional services in this regard.  
Nonetheless, the Council’s Highways Service understands how traffic 
operates in this area at peak times, including parking.

 Increased traffic will contribute to the ongoing deterioration of local road 
surfaces.

o Not a material planning consideration.

Other Matters

 Deliveries to and from the school cause disturbance to surrounding residents 
at unsociable hours.

o Concerns about such matters should be reported to the school.  The 
proposed development would not lead to an increase in movements of 
delivery or servicing vehicles associated with the normal operation of 
the school.

 The proposal would result in the pre-fabricated buildings becoming a 
permanent fixture and the retention of temporary buildings would contribute to 
the goals of improving design, image and quality of place.

o Addressed in the ‘Layout, Design and Appearance’ section.

 The Council should be building new schools elsewhere.
o Expansion of existing schools is taking place across the Borough. 

 The reduction in the area of the school playground will reduce the area 
available for outdoor activities at a time of increasing obesity.

o Ample outdoor play space would remain for the school.



 The ongoing school expansion has already reduced the area of playing fields 
which are sued by local residents and made the remaining facilities worse.  
This is contrary to the Council’s aim of creating successful and healthy 
communities.

o Addressed in the ‘Principle of Development’ section.

 The litter and pollution caused by the school is already having a significant 
effect on the local community and there is already insufficient provision of litter 
bins and inadequate frequency of them being emptied.

o Not a material planning consideration.

 The application was not publicised to all affected residents and many local 
residents do not have access to the internet and their opinions are not being 
heard.

o The application was publicised in accordance with the Council’s 
adopted Code of Practice for publicity of planning applications.  In 
addition notification letters being sent to those sharing a land boundary 
and directly facing, two site notices were posted in the vicinity; one on 
Charter Street and one on Kingsway.  Representations do not need to 
be sent electronically and the plans have been available for view at any 
time during working hours at the Council’s offices or online with the 
help of on-site staff at any Council run public library facility in the 
borough.

ANALYSIS

Principle of Development

1. Sub-paragraph a) of Paragraph 94 of the NPPF states that local planning 
authorities should ‘give great weight to the need to create, expand or alter 
schools through the preparation of plans and decisions on applications’.  The 
NPPF is therefore clear that great weight should be afforded to the 
development proposed by this application. 

2. Rochdale Core Strategy policy C7 (Delivering Education Facilities) states the 
council will improve education, skills and training in the borough and raise 
educational achievement by providing good quality primary and secondary 
educational facilities.  This will be achieved through providing educational 
facilities in appropriate and accessible locations, seeking high quality design 
of educational buildings with facilities appropriate to support learning and 
ensuring educational facilities are sustainable and provide good access to 
communities, the natural environment, heritage, culture and lifelong learning.

3. Due to the pressure for additional school places within the Borough, 
Lowerplace Primary School has been identified as a site suitable for 
expansion to full three-form entry.  The proposed extension to the school 
would provide the opportunity for more students to enrol in what is an 
essential facility, and the proposal would therefore benefit the wider 



community in line with the requirements of Core Strategy Policy C7 and the 
NPPF.  

4. Part of the proposed development site, and the site of the existing temporary 
classrooms that the application seeks to retain, is designated as Protected 
Recreational Open Space under saved policy G/3 of the Rochdale Unitary 
Development Plan (2006).  It is noted that the proposed developments in this 
area are to facilitate the extension to an existing school and therefore 
constitute a non-commercial community use.  Sport England, a statutory 
consultee, have been consulted in respect of the proposals and have raised 
no objections on the basis that the proposed development affects only land 
incapable of forming part of a playing pitch and does not result in additional 
unacceptable impacts.

5. On the above basis, it is considered that subject to the appropriate 
assessment of matters such as visual and residential amenity, highway safety 
and the environment, as considered in detail below, the principle of the 
development of an extension to the school on site is acceptable. 

Layout, Design and Appearance

6. Policies DM1 and P3 of the Council’s Core Strategy requires development 
proposals to demonstrate high quality design and take the opportunity to 
enhance the quality of the area.  Policy P2 seeks to improve and enhance the 
Borough’s heritage assets, including those that are non-designated.  
Paragraph 127 of the NPPF states that development should be sympathetic to 
local character and visually attractive as a result of good architecture, layout 
and effective landscaping.

7. The Council’s Conservation Officer notes that the school buildings were 
constructed in the early 20th century and exhibit the local vernacular being 
constructed of red brick beneath slate roofs and as such are considered to be 
non-designated heritage assets. The proposed extension to the northern 
building would replace an existing temporary modular building and has been 
designed to acknowledge and reflect some of the key architectural detailing of 
the original school building.  The removal of the existing temporary unit 
directly to the south of the northern building will create an enhancement within 
the site through revealing the original building. 

8. The Conservation Officer notes that the design of the proposed building could 
be improved upon to mitigate against the less than substantial harm to the 
non-designated heritage asset that would be caused by the extension.  
However, it is noted that the gable features have taken influence from the 
original building design and acknowledged that lowering the height of the 
building through further excavation would be unduly prohibitive on the 
grounds of cost.  The Conservation Officer also notes that the chosen palette 
of materials which largely take influence from the original building will help to 
further mitigate some of the harm caused by the erection of the extension and 
that the part-rendering, whilst generally considered to be an unsuitable 
treatment for such a building, would at least enable the extension to be clearly 



read as a modern addition. Whilst it is considered that the design of the 
building, including notably the fenestration positioning, is less than ideal, it is 
acknowledged that views of the extension from public vantage points would 
be limited by virtue of its siting.

9. Whilst no details of the condition of the temporary classroom block to be 
retained were submitted with the application, a site visit by the case officer 
during the course of the application found the condition of the block to be 
satisfactory at the present time and through effective maintenance the 
building should be prevented from falling into an unsatisfactory standard of 
repair.  However, it is recommended that the imposition of a condition limiting 
the time period of use for a further period of ten years is necessary as the 
building could deteriorate in the future.  The proposed car park extension and 
associated re-alignment of the adjacent pedestrian footpath are considered to 
be acceptable in respect of layout and visual appearance.

10. In view of the above, it is considered that the proposed development would be 
compatible with the existing school site and surrounding area in general and 
the application therefore accords with the relevant parts of Core Strategy 
policies P2, P3 and DM1 and the NPPF.       

Impact on Surrounding Occupiers

11.Paragraph 127 of the NPPF advises that planning decisions should result in 
places with a high standard of amenity for existing and future users.  Policy 
DM1 of the Core Strategy sets out a number of basic planning considerations 
that apply to all development including that proposals should be compatible 
with surrounding land uses and not adversely affect the amenity of residents 
or users through visual intrusion, overbearing impact, overshadowing or loss 
of privacy.  Policy G9 states that the Council will require that development 
does not have impacts that lead to an unacceptable increase in air, water, 
noise, light or other pollution.   

12.The surrounding area is predominantly residential in character and the school 
is a long-established feature of the area.  The proposed extension would be 
positioned at the centre of the site and the impact on surrounding residential 
properties in amenity terms would be limited.  The link corridor from the main 
building to the proposed extension would be single storey in height and step 
down following the topography to reduce the impact on the closest residential 
dwellings at Nos. 15-21 Watkin Street.  The separation distance would be 
10m which is in line with that of the existing main school building.  The door in 
the western elevation would predominantly provide access for staff and the 
noise impacts for the nearby residential dwellings would be limited.  

13. It is noted that the school would operate at times when residents of the 
neighbouring properties would generally be expected to not be making full use 
of the rear garden areas.  Nonetheless, the existing playground would be 
reduced in size at this point so noise impacts may well be reduced.  The 
continued use of the temporary classroom block to the east could not 



reasonably be said to result in undue amenity impacts for surrounding 
occupiers due to its position away from residential properties.  The proposed 
extension to the staff parking area would be close to the rear boundary of No. 
15 Charter Street but the use for its intended purpose is highly unlikely to 
affect the amenity of the occupiers of that dwelling through noise or general 
disturbance to an unacceptable degree.  A condition is recommended to 
restrict construction and demolition hours to avoid significant noise and 
disturbance to neighbouring residential properties outside of main working 
hours.

14. In view of the above, it is not considered that the extension to the school, 
retention of the existing temporary classroom block for a further time-limited 
period or formation of an extended staff parking area would result in any 
undue amenity impacts for surrounding occupiers and the application is 
therefore considered to accord with the relevant parts of Core Strategy 
policies DM1, G9 and the National Planning Policy Framework. 

Highways, Parking and Access

15.Core Strategy policy T2 requires development and infrastructure proposals to 
satisfy the Council’s accessibility hierarchy and in all circumstances, the 
safety, accessibility and amenity of those who live or have business in the 
area will have priority, while providing reliable journey times for those 
travelling through.  Core Strategy policy DM1 requires all development 
proposals to demonstrate that they provide satisfactory vehicular access with 
adequate parking, manoeuvring and servicing arrangements, taking into the 
proposed use and location.  Paragraphs 108 and 109 of the NPPF require 
that safe and suitable access to a site can be achieved for all users and that 
development should only be prevented or refused on highways grounds if 
there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts of the road network would be severe.

16.The proposed increase in pupil numbers from the current number of 500  to a 
total of 630 in future years when at full capacity will inevitably lead to an 
increase in vehicle movements associated with the school, especially at pick-
up and drop-off times.  This is common at all school sites and it is 
acknowledged that neighbouring residents can be affected as a result.  To 
mitigate the increase in numbers, the school has prepared a Travel Plan that 
contains a number of initiatives to encourage modal shift away from private 
car journeys.  Schemes to encourage greater cycling rates amongst pupils 
and a proposal for a ‘walking bus’ will partially off-set the increase and a 
condition requiring the implementation of the identified schemes is 
recommended.  The Travel Plan includes provisions for data collection and 
ongoing monitoring and review. 

17.The majority of objections received in relation to the proposed development 
relate to the highways and parking impacts of the increase in pupil and staff 
numbers and the resultant impacts for local residents.  It is acknowledged that 
the highways in the vicinity of Lowerplace Primary School, similar to the 



majority of schools, experience on street parking and related issues 
predominantly during the morning and afternoon periods associated with 
school opening and closing times. 

18.The Council’s Highways Officer is however satisfied with the measures 
proposed by the school to mitigate the impacts on local residents at peak 
times through the Travel Plan which was developed in conjunction with the 
Local Highways Authority.  The proposed measures to reduce the impacts of 
staff parking outside of the school site by are likely to be less successful 
without ongoing monitoring, but the school has committed to ongoing review 
and issues relating to inconsiderate parking by staff can be reported to the 
school at any point.  It is noted that safe and legal parking on the public 
highway is not solely the right of local residents and that the majority of 
residential dwellings on Charter Street, Ryeland Close and Berkeley Drive 
benefit from off-street parking provision.

19.The NPPF is clear that that the Government attaches great importance to 
ensuring that a sufficient choice of school places is available to meet the 
needs of existing and new communities. In addition, it also advises that 
development should only be prevented or refused on transport grounds where 
the residual cumulative impacts of development are severe. As the highway 
implications are not considered to be severe, it is concluded that the 
development would be acceptable and in accordance with Core Strategy 
Policies T2 and DM1 and the NPPF.

Drainage and Flood Risk

20.Policy G8 of the Core Strategy sets out the Council’s strategy for managing 
water resources and flood risk.  The NPPF also establishes that when 
determining planning applications, local planning authorities should ensure 
flood risk is not increased elsewhere.

21.The Council’s Drainage Engineer considers that the proposal to connect the 
roof drainage of the proposed extension to the existing site drainage (which 
discharges to a United Utilities combined sewer) is acceptable.  This is on the 
basis that whilst roof drain pipes should be separated from foul drainage until 
the point of discharge from the site, this is only required under Building 
Regulations Part H5 Drainage if the site is a new development and/or there is 
an existing separate surface water sewer, but in this case there is only a 
combined United Utilities sewer present in the site’s vicinity.  The Council’s 
Drainage Engineer also accepts that the normally required rainfall runoff 
attenuation by a factor of 50% from existing runoff rates is not practical for a 
small footprint of 300sqm as the flow rate would already be relatively low.  It is 
also noted that a strip of new top soil and grass is proposed; this provides 
benefits by reducing overall rainfall runoff from the site.  The Drainage Officer 
therefore has no objection to the works being carried out in accordance with 
the details shown on Proposed Site Layout plan 2003435 – L-03.



22. In respect of the proposed car park extension, details of the proposed 
surfacing and drainage have not been provided and full details should be 
secured through condition.  Subject to an acceptable drainage scheme in 
respect of the above being submitted to and approved in writing by the LPA, 
the requirements of Core Strategy policy G8, saved UDP policy EM/7 and the 
requirements of the National Planning Policy Framework will be met.

Impact on Trees, Landscaping and Biodiversity

23.Policy G6 of the adopted Core Strategy expects development proposals 
affecting green infrastructure to avoid the loss of existing features such as 
trees unless suitable alternative provision is made or they have limited value.  
No substantial trees would be lost as a result of the proposed development 
and a satisfactory landscaping scheme can be agreed to result in a net bio-
diversity increase, additionally mitigating for the loss of the grassed area that 
would accommodate the car park extension.  Full details of a proposed 
landscaping and planting scheme have not been submitted and should be 
secured through condition to ensure a satisfactory standard of visual amenity 
and mitigation for biodiversity loss in accordance with Core Strategy policies 
P3 and G6 and the National Planning Policy Framework.

Conclusion

24.The application seeks to extend Lowerplace Primary School from a two form 
entry school with several ‘bulge’ year groups (current pupil number of 500) to 
a three form entry school with a capacity of 630 pupils on a permanent basis 
to aid in the provision of further school places for the Borough. The proposed 
extension, by virtue of its size, scale, siting, height, layout, materials, design 
and detail, would be broadly compatible with the character of the main 
building and its surroundings, and would not harm the appearance of the 
street scene.  The proposed extension would achieve a satisfactory degree of 
separation with surrounding residential uses in order to ensure that the 
development would have no unacceptable impact on the amenity of nearby 
occupiers by reason of visual appearance, scale, noise or any other nuisance.  

25.The existing highway network and parking provision is sufficient to cater for 
the proposed development, not representing severe residential cumulative 
impacts. Furthermore, the submitted travel plan would encourage sustainable 
transport methods and monitor travel to and from the school.  The car park 
extension and associated works are considered to be acceptable and the 
proposal to retain the existing temporary classroom block is acceptable 
subject to a further condition limiting the time period for itsuse.  The proposal 
therefore complies with the relevant Policies in the adopted Rochdale Core 
Strategy, saved Unitary Development Plan and the National Planning Policy 
Framework and the application is therefore recommended for approval. 

RECOMMENDATION

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



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

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

2 This permission relates to the following list of submitted plans, drawings and 
documents:-

- 2003435 L-01 Proposed Layout
- 2003435 L-02 Proposed Elevations (including Location Plan)
- 2003435 L-03 Proposed Site Layout
- 2003435 L-04 Existing Elevations
- 2003435 L-05 Proposed Sections
- 2003435 L-15 Existing Layout
- 2003435 L-19 Existing Site Layout
- 2003435 F-01 Proposed Additional Car Parking (Received 01.03.19)

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

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

3 Notwithstanding any description of materials in the application no above 
ground construction works shall take place until samples and / or full 
specification of materials to be used externally on the building(s) have been 
submitted to and approved in writing by the Local Planning Authority. Such 
details shall include the type, colour and texture of the materials. 
Development shall be carried out in accordance with the approved details.

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 National Planning Policy Framework.

4 No works to lay the car park extension as shown on plan ref. ‘2003435 F-01 
Proposed Additional Car Parking’ hereby approved shall take place until a 
surface water drainage scheme has been submitted to and approved in 
writing by the local planning authority. The surface water drainage scheme 
shall be based on sustainable drainage principles and shall involve the 
provision of permeable surfacing or on site attenuation storage where 
necessary.
                                
Reason: To ensure satisfactory disposal of surface and foul water from the 
site in accordance with policy G8 of the adopted Rochdale Core Strategy, 
saved policy EM/7 of the Unitary Development Plan and the National Planning 
Policy Framework.



5 a) Notwithstanding the details shown on the approved plans, the 
development hereby permitted shall not be occupied until full details of both 
hard and soft landscaping works have been submitted to and approved in 
writing by the Local Planning Authority. The details shall include the formation 
of any surfaced areas and materials, planting plans, specifications and 
schedules (including planting size, species and numbers/densities), existing 
plants / trees to be retained and a scheme for the timing / phasing of 
implementation works.

(b) The landscaping works shall be carried out in accordance with the 
approved scheme for timing / phasing of implementation or within the next 
planting season following final occupation of the development hereby 
permitted, whichever is the sooner.

(c) Any trees or shrubs planted or retained in accordance with this 
condition which are removed, uprooted, destroyed, die or become severely 
damaged or become seriously diseased within 5 years of planting shall be 
replaced within the next planting season by trees or shrubs of similar size and 
species to those originally required to be planted.

Reason:  To ensure that the site is satisfactorily landscaped having regard to 
its location and the nature of the proposed development and in accordance 
with policies P3, DM1 and G6 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.

6 The initiatives contained within the submitted travel plan, titled ‘School Travel 
Plan September 2018 – July 2020 (Updated 07.03.19)’ shall be implemented 
before the first occupation of the extension hereby approved unless otherwise 
agreed in writing by the Local Planning Authority and shall continue to be 
implemented thereafter.

Reason: To encourage sustainable transport and for the safety of traffic on 
the highway, in accordance with Policies DM1 and T2 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework.

7 The temporary classroom block (reception classes) shown on Existing Site 
Layout 2003435 L-19 shall be removed from the site on or before 7th June 
2029 and the site shall be restored to its former condition prior to the erection 
of the temporary classroom block.

Reason: The modular building is of a temporary construction and the 
condition is likely to deteriorate over time.  A further temporary permission 
would protect the visual amenities of the area in accordance with Policies 
DM1 and P3 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework.


