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DELEGATED DECISION CHECKLIST AND REPORT


	APPLICATION NO.
	CASE OFFICER
	DATE

	     24/00924/FUL                                
	        Claire Ringwood
	6th February 2025 



Address: Ramsden Farm, Roundthorn Road, Middleton, Rochdale, M24 1FT

Proposal:  Construction of three detached dwellings with garages including associated access and landscaping

	PUBLICITY
	Weekly list expired? 
	Y
	Site notice expired? 
	N/A

	
	Neighbour letters expired?
	Y
	Press Notice expired?
	N/A



	DELEGATION
	Significant departure from local plan? 
	N
	Contrary to national policy?
	N

	
	Applicant a Council Member or officer?
	N
	Contrary to previous decision?
	N

	
	Major with 10 or more objections and recommending approval?
	N
	Called in or Planning Panel objection?
	N



	COMMENTS
	Planning Panel comments received?
	N


	
	Neighbour comments received?
	Y



	EIA
	Screening opinion completed and saved to OnBase?
	N/A




	CONDITIONS
	Pre-commencement conditions proposed?
	Y

	
	Pre-commencement conditions agreed (or notification period expired)?
	Y




	RECOMMENDATION
	GRANT subject to conditions 




CHECKED AND SIGNED OFF BY:	RG		DATE: 7 March 2025





SITE

The application site relates to a triangular area of land approximately 0.6ha in size, located between Roundthorn Road, St Dominics Way and Brookbank Close.  The site forms a level area adjacent to the road and then rises to the south east boundary to Roundthorn Road before falling back to the existing garden boundaries.  Four detached dwellinghouses and associated works have been constructed to the north-west (application ref: 16/01302/FUL).  The application site is directly opposite.  

The site falls within an area designated as a Greenspace Corridor in the Rochdale Unitary Development Plan Proposals Map, and forms a peripheral part of the wider corridor which runs between the southern bank of Wince Brook up to the built-up edge of Alkrington Garden Village.  Access to the land is gained via a private road to the southwest corner between 23 and 25 Roundthorn Road.

PROPOSAL

The proposal has been amended to overcome concerns raised by officers which has included amending the red line to include all the land in the applicant’s ownership, providing a more formal link from Ramsden Farm Road to the public right of way and providing a landscape buffer to the rear of the proposed dwellings.  The side boundary to Plot 5 which ran directly alongside the existing footpath has been moved away from the footpath and Plot 7 has been brought forward by 1m.

The application is for the erection of three detached, 5 bedroom dwellings facing the existing dwellings at 2, 3 and 4 Ramsden Farm.  The proposed dwellings would be three storey in height (with a lounge/games room located in the roof space).  The proposed dwellings would have an attached garage and would reflect the size and design of the existing dwellings.  The dwellings have a GIA of 301.94sqm (including the roof space) and 332.13sqm including the garage.

Access to the proposed dwellinghouses would be via the existing private road and as part of the amendments, a footpath link will be formally instated from Ramsden Farm Road through to the footpath that links Roundthorn Road.  This will be constructed of compacted gravel on geo-tex membrane to create a 1.2m wide path with a farm gate and a personal gate.

The submitted Design and Access Statement states the proposal would involve earthworks in reshaping the lower levels and building a retaining wall with a maximum height of 1.8m to create a level area to the rear of the proposed dwellings.  The banking will be retained by stone filled gabion baskets.  The upper area will retain the natural boundary to Roundthorn Road and the existing wooded belt preserved as a natural backdrop/landscape buffer. 

The developed area would be 0.8 acres with an additional 0.7 acres proposed as shrub and wildflower planting along with native tree planting to the north boundary.

The materials will consist of brick, dark grey concrete tiles and anthracite windows and doors.

PLANS AND INFORMATION SUBMITTED

Drawing No: 7515.02 Rev A – Landscape Proposal 
Drawing No: 6383_24_6 – Proposed House Types Plots 5, 6 & 7
Drawing No: 6383_24_7 – Location Plan 
Drawing No: 6383_24_8
Drawing No: 6383_24_9
Drawing No: 6383_24_10
Drawing No: 6383_24_11
Drawing No: 6383_24_12
Drawing No: 6383_24_13
Drawing No: 6383_24_14
Design & Access Statement 
Planning Statement by Emery Planning, Project: 21-182, Date: September 2024
Assessment of Biodiversity Net Gain by ERAP Consultant Ecologists Ltd, Ref: 2024-242, Date: September 2024, Version 1
Arboricultural Impact Assessment by Bowland Tree Consultancy Ltd, Project No: BTC3007, Date of Issue: 24 July 2024, Version No: 1
Received 20th September 2024

Location Plan 
Drawing No: 6383_24_1 Rev A – Topographical Survey 
Drawing No: 6383_24_2 – Site Plans 
Drawing No: 6383_24_3 – House Types
Drawing No: 6383_24_4 – Site Sections
Drawing No: 6383_24_5 – Drainage & Site Design
Received 8th October 2024

Coal Mining Risk Assessment by Worms Eye Ltd, Ref: Roundthorn Road / M24 1FT / 2022, Date: 22 July 2022
Received 22nd October 2024

Assessment of Biodiversity Net Gain by ERAP Consultant Ecologists Ltd, Ref: 2024-242, Date: September 2024, Version 1
The Statutory Biodiversity Metric
Ecological Survey and Assessment by ERAP Consultant Ecologists Ltd, Ref: 2024-242, Date: September 2024, Version 1
Received 30th October 2024

Coal Mining Risk Assessment by Worms Eye Ltd, Ref: Roundthorn Road / M24 1FT / 2022, Date: 22 July 2022
Received 11th November 2024

Location Plan 
Received 3rd December 2024

Drawing No: 6383_24_1 Rev A – Topographical Survey 
Drawing No: 6383_24_2 Rev A – Site Plans 
Drawing No: 6383_24_3 Rev A – Site Sections 
Drawing No: 6383_24_4 Rev A– House Types
Drawing No: 7515.02 Rev C – Landscape Proposal 
Assessment of Biodiversity Net Gain by ERAP Consultant Ecologists Ltd, Ref: 2024-242, Date: January 2025, Version 2
The Statutory Biodiversity Metric
Received 10th January 2025

Soakaway Investigation by Abbeydale Geoscience, Ref: 744045-SI-2, Date: 13 January 2025
Brief FRA and Outline Drainage Strategy by Build Vision Consulting Engineers, Ref: 1269/2/SJG, Date: 17th January 2025
Received 17th January 2025	

Assessment of Biodiversity Net Gain by ERAP Consultant Ecologists Ltd, Ref: 2024-242, Date: January 2025, Version 3
The Statutory Biodiversity Metric V3
Received 30th January 2025

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)

Sub-Regional

Places for Everyone Joint Development Plan (PfE)

The Places for Everyone Joint Development Plan was adopted and became part of the statutory development plan for each of the 9 authorities covered by the plan on 21st March 2024. The following policies are relevant:

JP-S1	Sustainable Development 
JP-S4	Flood Risk and the Water Environment 
JP-H3	Type, Size and Design of New Housing 
JP-G1	Landscape Character 
JP-G3	River Valleys and Waterways 
JP-G7	Trees and Woodland 
JP-G8	A Net Enhancement of Biodiversity and Geodiversity 
JP-C8	Transport Requirements of New Development

Adopted Rochdale Core Strategy (CS):

SO2		Creating successful and healthy communities
C1		Delivering the right amount of housing in the right places
C3		Delivering the right type of housing

SO3		Improving design, image and quality of place
P2		Protecting and enhancing character, landscape and heritage
P3		Improving design of new development

SO4		Promoting a greener environment
G6		Enhancing green infrastructure
G7		Increasing the value of biodiversity and geodiversity
G8		Managing water resources and flood risk
G9		Reducing the impact of pollution

SO5		Improving accessibility and delivering sustainable transport
T2		Improving accessibility

DM1		General development requirements

Unitary Development Plan (UDP): 

G/D/1		Defined Urban Area
G/8	Greenspace Corridors (To be read in conjunction with CS Policy G6 until replaced by Site Allocations or other DPD)
RE/6	Recreational Rights of Way
EM/7	Development and Flood Risk (To be read in conjunction with CS Policy G8 until replaced by Site Allocations or other DPD)
EM/8	Protection of Surface and Ground Water (To be read in conjunction with CS Policy G8 until replaced by Site Allocations or other DPD)

Supplementary Planning Documents (SPD):

Supplementary Planning Guidance note ‘Guidelines and Standards for Residential Development’ (June 2016).

RELEVANT SITE HISTORY

22/00275/FUL - Erection of two, five bedroom detached houses.  Withdrawn 05/05/2022.

22/01365/FUL - Erection of 2 no. detached dwellings with detached garages including associated access and landscaping - Resubmission of 22/00275/FUL.  Refused 06/02/2023.

Reason for refusal:

The proposed development would form an intrusive feature within the Green Space corridor, harming the character and overall visual amenity of the area due to its siting raised above the corridor. The impact of the additional properties would be compounded through the siting, size and design of the dwellings, which assert themselves on the landscape as insensitive and dominant features. The orientation facing away from the corridor, and perpendicular to the approved dwellings would present a vast, disconnected rear elevation, and the light coloured finish would contrast the qualities of the landscape, which in addition to boundary treatments, would present a poor standard of visual. The proposed development is therefore unacceptable in principle and would be in conflict with saved policy G/8 of the adopted Rochdale Unitary Development Plan, policy G6 of the adopted Rochdale Core Strategy and the National Planning Policy Framework.

1-4 Ramsden Farm 

06/D48153 - Rebuilding Of Former Cottage And Barn To Form One Dwelling, Erection Of One New Dwelling And A New Garage Block With Workshop Over.  Approved 26/01/2007.

11/D54044 - Erection Of Two Detached Houses And Associated Garages And Workshops.  Refused 10/03/2011 and allowed at appeal 10/05/2012.

14/00127/FUL - Erection of two detached, five-bedroom dwellings including associated access road, landscaping and external works.  Approved 06/11/2014.

16/01302/FUL - Proposed residential development of 4 detached houses with private access road.  Approved 13/01/2017.

19/00233/DOC - Submission of details to comply with conditions 3 (materials), 4 (site investigation), 5 (bird nesting), 6 (drainage), 7 (levels), 8 (vehicular access detail), 9 (boundary treatments), 10 (landscaping), 11 (vehicle parking areas) and 12 (refuse stores) of planning permission 16/01302/FUL.  Request completed 07/05/2019.

19/01115/DOC - Submission of details to comply with conditions 4 (Site Investigation), 6 (Foul and Surface Water Drainage) and 8 (Road Drainage) of planning permission 16/01302/FUL.  Request completed 14/01/2020.

20/01175/ANM - Non material amendment to planning permission 16/01302/FUL for alterations to house types on plots 1 and 2 by installing bi-fold doors to replace two window openings on rear elevations instead of approved orangeries.  Approved 09/10/2020.

21/00377/DOC - Submission of details to comply with condition 4 of planning permission 16/01302/FUL.  Request completed 20/04/2021.

22/00566/HOUS - Outbuilding to rear (retrospective).  Approved 04/11/2022.

SUMMARY OF CONSULTATION RESPONSES

The Mining Remediation Authority (previously The Coal Authority)

Summary: Following the submission of a Coal Mining Risk Assessment there are no objections subject to informatives.

Highways 

Summary: This development will not be adopted by the local authority and will remain private.  The private road will operate with 7 units in very much the same way it does at present.  The additional traffic this proposal generates will be unnoticeable against back ground traffic.  No highways objections to this proposal.

Greater Manchester Ecology Unit 

Summary: No significant ecological issues were identified by the applicant’s ecological consultant. Issues relating to nesting birds, other wildlife and invasive species can be dealt with via condition and or informative. On-site compensation to enable 10% BNG to be secured by a S106 Legal Agreement.

Trees 

No comments at the time of writing.

Rights of Way Officer 

Summary: There is a legal definitive right of way running from Times Street to Roundthorn Road that the development could impact upon.

Environmental Health (Noise) 

Summary: This section has no objection in principle to the proposals, subject to conditions relating to the submission of a construction management plan and restricting the hours of work.

Environmental Protection (Land) 

Summary: No objection subject to a condition requiring the submission of an Investigation and Risk Assessment due to the sensitive end use and as a formal landfill is to the north-east of the site.

United Utilities

Summary: No objection subject to the applicant taking into consideration drainage plans being in accordance with the drainage hierarchy.

[Full comments sent to the agent]

Drainage Officer

Summary: No objection subject to a pre-occupation condition as detailed design and supporting calculations will need to be provided either as construction design or as built details.

REPRESENTATIONS

Letters of notification were sent to all surrounding properties. 

23 letters of support have been received.  The representations are summarised below:

1. Welcome new builds of this type in the area;
2. The properties are in keeping with the existing properties;
3. Good addition to the community;
4. Will improve the area;
5. As a local resident who regularly frequents these fields, I cannot see what a possible difference an additional 3 houses will make in the proposed area;
6. This is not detrimental to the community;
7. It will bring much needed housing to the area;
8. The proposal will create jobs for local trades;
9. This is a well known considerate builder with experience in this area;
10. The proposal will only add to the lovely new homes already built;
11.  Quality homes bring quality people to the area; and quality people add value to the community both financially and morally;
12. Brings better quality housing into the area;
13. More housing means more opportunities to buy within the area;

52 letters of objection have been received.  The representations are summarised below:

1. Loss of privacy;
2. Overlooking;
3. Loss of views;
4. Overdevelopment of the site of Ramsden Farm
5. Loss of wildlife and ecology;
6. This is a nature reserve;
7. There will be nothing left if you take Wince Brook;
8. Lights from the properties will discourage wildlife;
9. Loss of natural soakaways and increase the flow over land;
10. Loss of the character of the farm;
11. The current houses make it difficult to use the right of way;
12. Loss of an area of nature for children to play;
13. Loss of the only place round here to go on a walk;
14. Potential for future residents to digging out the hill leading to loss of privacy;
15. Noise and disturbance;
16. The access road is unsuitable for heavy vehicular traffic;
17. Increased traffic during construction and by new residents;
18. Disruption from site vehicles and workmen/trucks including mud on public highways;
19. Odours from potentially burning building material;
20. Middleton has very little green land left;
21. Going for walks is good for mental health;
22. Is it fair to keep eroding our small town;
23. Impact on a local café;
24. Impact of school places and doctors;
25. Dog walkers use this as a safe space to take their dogs;
26. We do not need more houses;
27. Greed is a terrible thing;
28. Leave the green belt alone;
29. Further homes will create further problems;
30. With the current need for affordable housing, this application for a few exclusive houses in that area is disgusting;
31. The current houses have spoilt the look and feel of the brook with regular noise and music from parties going on into the early hours; 
32. Why can’t many of the dilapidated buildings be knocked down instead; Officer Note: An application for new dwellings has been submitted and this is what has been assessed.
33. Ultimately the Council will do whatever they want; Officer Note:  Applications are assessed against relevant policy and guidance.
34. Planning rejected a tiny 2m dwelling in a back garden of a residential property and so 3 large dwellings with garages should be rejected too; Officer Note: Each application is considered on its own merits and assessed against relevant policy and guidance.

Amended plans letters were sent for a further 14 day consultation period ending 4th February 2025.  A total of 7 letters of support and 5 letters of objection were received, with some from residents wishing to reiterate their earlier support or objections which are listed above or with new comments as detailed below:
 
Support:

1. The amended plans appear to have addressed the issues raised;
2. The land is currently underutilised and would look much nicer with residential properties made available for young working families.

Objection:

1. Planning permission for 2 dwellings was rejected so how can the Council contemplate allowing 3 dwellings.

ANALYSIS

Principle of Development

The application site lies within the Defined Urban Area and within a Greenspace Corridor under the Proposals Map of the Unitary Development Plan (UDP).  Policy G/D/1 of the UDP aims to locate new development in the urban area in order to support urban regeneration and to protect the countryside.  Paragraph 11 of the NPPF sets out the ‘presumption in favour of sustainable development’ and states that development plans should be approved without delay.  Having specific regard to residential developments, paragraph 61 of the NPPF requires Local Planning Authorities to “support the Government’s objective of significantly boosting the supply of homes”.  Paragraph 73 of the NPPF also states that ‘small and medium sized sites can make an important contribution to meeting the housing requirement of an area’.

Policy C1 of the Core Strategy outlines that the Council will promote the reuse and regeneration of vacant and underused previously developed sites and focus only on sustainable greenfield sites which provide the best access to a range of services, jobs and facilities and have limited impact on green infrastructure and amenity. Policy C3 supports low density housing south of the borough where it delivers higher value dwellings of a type and size that is currently in short supply across the borough.  

The latest published information suggests that the Council can demonstrate over 5 years’ worth of deliverable housing sites, as required by national policy however, this does not preclude the promotion of sustainable development where this can assist in delivering additional housing to meet local needs.  The recent adoption of PfE has also increased the housing requirement to 568 per annum through to 2025 and 616 averaged across the plan period.

The site relates to a parcel of land within the Greenspace Corridor. The application site is within close proximity to an established residential area and would be opposite a more recent four dwelling development on the outskirts of the main residential area.  

Saved Policy G/8 (A) of the UDP states ‘Greenspace Corridors shown on the Proposals Map will be protected.  Development and other measures which will enhance their recreational, ecological or landscape and amenity value will be permitted…….Within all parts of Greenspace Corridors, the Council will not permit development proposals which would:

a) Lead to an unacceptable narrowing or a division of the corridor into sections, thereby, 
i. restricting the movement of wildlife along it, or 
ii. restricting the movement of people along established or proposed recreational routes or rights of way; 

b) Result in the loss or severance of links between areas of recreational open space; 

c) Result in the loss of existing valued recreational facilities or prejudice proposed new facilities; or 

d) Prevent public access into the corridor at strategic locations; or which would result in unacceptable harm to:- 

e) The better landscape qualities and character of the corridor; 

f) The amenity value of the corridor where it provides welcome visual relief from urban development, including attractive views in and out of the corridor; 

g) Features of nature conservation interest, including designated and non-designated sites; or 

h) Viable agricultural operations, including good quality grazing land and allotments.’

Taking into consideration the width of the Greenspace Corridor in this location, the fact that the proposed dwellings do not extend any further north or east into the Greenspace Corridor than the existing dwellings which directly face them or the more established residential area to the rear, along with the potential for substantial shrub and tree planting and other biodiversity enhancements, Officers are satisfied that the proposal would be an acceptable development within the Greenspace Corridor and would not have a harmful impact on the visual, recreational or ecological value of the Greenspace Corridor.  The principle of development is therefore considered acceptable subject to all other material considerations outlined below being acceptable.  The proposal is therefore considered to be in accordance with Policy G/8 of the UDP.  

Visual Amenity 

Policy DM1 of the Council’s Core Strategy requires all development proposals, including changes of use of land and buildings, extensions and alterations, to demonstrate that they are of a high quality design and take the opportunity to enhance the quality of the area.  Policy P3 of the Core Strategy acknowledges that good design will improve the image and attractiveness of the borough as a place to live, work and visit. This policy requires all new developments to adhere to high quality design and enhance the borough’s identity and sense of place, by respecting context where it is positive and having regard to the scale, density, massing, height, layout, landscape, materials and access of surrounding buildings and areas in general.

In addition, Core Strategy policy C3 requires a high standard of development and layout that produces attractive places.  Furthermore, Paragraph 135 of the National Planning Policy Framework states that planning decisions should ensure that developments are sympathetic to local character and visually attractive as a result of good architecture, layout and effective landscaping.

Policy JP-H3 of PfE requires development ‘to incorporate a range of dwelling types and sizes’ and a key aim of the Plan is to boost the supply of well designed, adaptable new homes with appropriate access to private space.’

Paragraph 139 of the NPPF states that in determining applications, significant weight should be given to outstanding or innovative designs which promote high levels of sustainability, or help raise the standard of design more generally in an area, so long as they fit in with the overall form and layout of their surroundings. 

The proposed dwellings would not be readily visible from surrounding public vantage points due to the location of the site and the screening provided by the existing surrounding properties.  The site is relatively secluded and would only be read within the same context as the more recent dwellings opposite.  The proposed dwellings would reflect the size and design of the existing dwellings although the external materials will incorporate more traditional facing brick which provides some variation and reflect the fenestration of the wider area.  Officers consider that in general, the proposed dwellings would be acceptable (materials to be secured by condition).  The development is well screened from Wince Brook, additional tree planting is proposed to the northern boundary and the development would not encroach into this area beyond the existing built up area.  New tree, shrub and grassland planting is proposed and the submitted Planning Statement in paragraph 6.18 states that no trees will be removed as a result of the proposed development.  

Subject to a suitably worded condition for the submission of details of the materials used in the proposed development, Officers consider that the proposed development would accord with the adopted Rochdale Core Strategy Polices DM1, P3 and C3, Policy JP-H3 of PfE and the NPPF.

Residential Amenity

Paragraph 135 of the National Planning Policy Framework advises that planning decisions should always seek to secure a good standard of amenity for all existing and future occupants of land and buildings.  Policy DM1 of the Core Strategy requires that proposals do not adversely affect the amenity of residents or users through visual intrusion, overbearing impact, overshadowing or loss of privacy. Also, impacts including noise, air, dust, light and odour pollution are required to be mitigated where necessary.  Further to the above are the considerations of the Councils Supplementary Planning Document (SPD) ‘Guidelines and Standards for Residential Development’ which states that new developments “should be carefully designed to protect the amenity of the occupants of adjoining properties.”

Space Standards & Privacy

Section 4.1 of the SPD sets out minimum distance standards which all new residential developments should adhere to in order to ensure a satisfactory standard of amenity for surrounding, existing and future occupiers.

4.1 of the SPD requires:

(i) 21m between directly facing principal windows of habitable rooms, at an upper floor level AND 10.5m between a principal window at an upper floor level and a directly facing boundary of the curtilage; 
(ii) 14m between a principal window and any directly facing two storey elevation which does not contain a principal window to a habitable room; and
(iii) 10m between a principal window and any directly facing single storey elevation which does not contain a principal window to a habitable room.

4.3 of the SPD also states that ‘exceptions to these minimum space standards may be acceptable in some circumstances and applications will be considered on their individual merits’.

The proposed development exceeds the minimum separation distances between any neighbouring properties, as set out in the Council’s Supplementary Planning Document, and it is noted that they replicate the three storey height of surrounding buildings.  As such, these distances prevent any significant harm in terms of loss of privacy and overlooking to neighbouring properties.  

Concerns have been raised in regards to the potential for the embankment to the rear of the properties to be levelled by future occupiers of the properties.  The amendments submitted have now introduced a landscape buffer which removes the rear of the embankment from the residential curtilage of the proposed dwellings.  This amendment will therefore protect the existing planting and the properties on Roundthorn Road for a 30 year period (through a S106 Legal Agreement).

Overshadowing and Overbearing Impact

As noted above, the proposed development exceeds the minimum separation distances between any neighbouring properties and there is not considered to be any impact on neighbouring properties in terms of overshadowing or overbearing impacts.

Noise and Disturbance

It is acknowledged that there will be some noise and disturbance whilst the development is under construction however, this will only be short term.  The proposed dwellings will also be within a predominantly residential area and as such a residential use is not inappropriate and would be in keeping with the surrounding area.

Concerns have been raised in regards to potential noise and disturbance from the proposed dwellings however, it is considered unlikely that a residential use would result in a significantly increased level of noise and disturbance.  A residential use, and the activities reasonably expected from such use, would be compatible with the surrounding residential use and the vehicle movements associated with the use is not considered to result in an undue level of disturbance. 

The Council’s Environmental Health (Noise) Officer has reviewed the application and advised that there are no objections subject to conditions relating to the submission of a Construction Management Plan to cover areas such as noise, vibration, mud and dust suppression, and given the close proximity to existing homes a restriction to the site hours to 08:00-18:00 Monday - Friday 09:00-14:00 Saturdays and no work on Sundays or Bank holidays.
  
Living conditions for future occupiers

The Nationally Described Space Standards is a technical standards document produced by the Government to ensure internal space within new dwellings is suitable for application across all tenures.  Table 1 of this document sets out the minimum gross internal floor area requirements for new dwellings, across varying number of bedrooms, occupants and floors.  Given the properties have main living accommodation across three floors the relevant NDSS standard would require a minimum of 116sqm for 6 people, 125sqm for 7 people and 134sqm for 8 people based on a 5 bedroom dwelling.  

In assessing this application, it is noted that no details on the intended number of occupants have been submitted.  However, due to the sizing of the proposed dwellings it is likely that the dwellings could accommodate families up to 8 individuals. 

The proposed dwellings would provide approximately 301.94sqm of internal floorspace (332.13sqm including the garage) which exceeds the requirements of the Nationally Described Space Standards including bedroom sizes.  All rooms have large windows which will provide adequate levels of light and outlook.  Officers therefore consider that the occupier amenity would be satisfactory.  

Furthermore, the proposed dwellings would be provided with an adequate level of private amenity space to the rear which although smaller than the existing properties on Ramsden Farm Road, the proposed dwellings are within very close proximity to open space.

As mentioned previously, the curtilage of the rear gardens has been reduced to retain a landscape buffer between the embankment and the rear of properties on Roundthorn Road.  No boundary details have been provided to ensure the landscape buffer is protected and to retain the privacy of the properties on Roundthorn Road, this matter will be secured by way of condition. 

The proposed dwellings are expected to accommodate families and the internal configuration provides suitable living, kitchen and dining areas to bedroom ratio and all habitable rooms benefit from windows to ensure a suitable level of light and outlook would be achieved to these rooms.  

Taking the above into consideration, officers consider that the proposed development would provide an adequate level of amenity for future occupants.  The proposed dwellings are a sufficient distance from neighbouring properties and would not result in a significantly detrimental impact on the amenity of neighbouring occupiers in terms of loss of light, overshadowing, loss of privacy, overlooking or harm to outlook.  Subject to the conditions mentioned above along with the removal of permitted development rights the proposal is considered in accordance with Policy DM1 of the adopted Rochdale Core Strategy and the NPPF. 

Highways

The Council’s Highways Officer has reviewed the application and stated that this is a high quality development with a high specification finish which will not be adopted by the local authority.  Typically 6 dwellings would require the highway being built to an adoptable standard however, in this instance the Highways Officer is satisfied that due to the high specification of the materials used, adoption is not required.  The proposed development will therefore remain private.  Highways Officers advised that the additional traffic generated by the proposal will be not be detrimental to the existing road network and raised no highways objections to the proposal.

Although no street lighting is shown on the submitted plans, to ensure there are no harmful impacts on the Greenspace Corridor, a condition will be imposed requiring details of any proposed street lighting or external lighting to be submitted. 

Bin storage is proposed to the rear of each proposed dwelling.

The Council’s Rights of Way Officer has advised that there is a legal definitive right of way running from Times Street to Roundthorn Road that the proposed development could impact upon. The submitted Design and Access Statement states that planning permission for the original 4 dwellings (application ref: 16/01302/FUL) linked the new estate road with the informal footpath network across the adjacent land and that this will be maintained.

Concerns have been raised in regards to retaining this access for members of the public.  The amendments submitted now create a 1.2m wide footpath link to connect the Roundthorn Road footpath with Ramsden Farm Road.  This will include a farm gate and a personnel gate.  
 
The Council’s Right of Way Officer has highlighted a plan to claim other rights of way in the area which, if proved to exist, may prove challenging for the applicant to build the proposed dwellings. This is a separate matter subject to further legislative requirements and not a material planning consideration however, the applicant has been advised of this matter.

Taking the above matters into consideration and subject to relevant conditions, the proposed development is in accordance with policy T2 of the adopted Rochdale Core Strategy and JP-C8 of PfE. 

Drainage and Flooding 

Policy G8 of the adopted Rochdale Core Strategy, seeks to promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution. The policy aims to prevent an increased risk of flooding as a result of the development and to ensure satisfactory disposal of surface water from development sites.  JP-S4 of PfE states flood risk will be managed by ‘2. Working with natural processes and adopting a natural flood management approach to slow the speed of water drainage and intercept water pollutants’.  

A Drainage Plan was originally submitted with the application however, following comments from the Council’s Drainage & Flooding Officer a Soakaway Investigation and a Brief FRA and Outline Drainage Strategy was submitted on 17th January 2025.  The Council’s Drainage & Flooding Officer has reviewed these documents and advised that the site testing confirmed the earlier assumptions that the site can be drained by infiltration, and the strategy indicates that it is being proposed to use a lower rate than the results indicated (consistent with the adjacent plots) which provides for a more robust design. However, as detailed design and supporting calculations have not been provided, a pre-occupation condition will be required to ensure either construction design or as built details are submitted.  United Utilities have advised that any drainage plan should accord with the drainage hierarchy outlined within the NPPF.

As such, with the above conditions in place, the proposal would accord with Policy G8 of the adopted Rochdale Core Strategy, Policy JP-S4 of PfE and the NPPF. 

Trees and Ecology 

Policy G6 establishes that development should protect and improve green spaces and where trees are to be removed they should be replaced at a ratio of 2:1.  This is reinforced in Policy JP-G7 of PfE which states ‘where development would result in the loss of existing trees, requiring replacement on the basis of two new trees for each tree lost, or other measures that would also result in a net enhancement in the character and quality of the treescape and biodiversity value in the local area, with a preference for on-site provision’.  Policy G7 of the Core Strategy requires developments to protect existing biodiversity including trees and vegetation.  The NPPF also requires the planning system to contribute to and enhance the natural and local environment.  

An Ecological Survey and Assessment has been submitted with the application and reviewed by the Council’s Ecologist who advised that the site was assessed for protected species.  All were reasonably discounted and the Council’s Ecologist has no reason to doubt the findings of the report. No further information or measures are required in this regard. 

The development will result in the loss of trees and scrub which is potential bird nesting habitat.  All British birds nests and eggs (with certain limited exceptions) are protected by Section 1 of the Wildlife & Countryside Act 1981, as amended.  As such, a condition is recommended for no works to trees or shrubs between 1st March and 31st August.

The trees and scrub provide potential shelter for priority species such as hedgehog and common toad and the Council’s Ecologist recommends a condition requiring the submission of a method statement for mammals and amphibians to be submitted to and approved in writing by the Local Planning Authority.

One plant was identified on the site, with more extensive stands of this species off-site. Himalayan balsam is listed under schedule 9 part 2 of the Wildlife & Countryside Act 1981 (as amended).  It is an offence to introduce or cause to grow wild any plant listed under this schedule.  The one plant was destroyed at the time of the survey however, as present just off-site, colonisation may reoccur prior to development.  A condition is therefore recommended to ensure a survey for Himalayan Balsam is submitted to and approved in writing by the Local Planning Authority.  

Landscaping is proposed to the dwellings with the existing trees at the rear of the site to be retained.  Shrub and wildflower planting is proposed to the south of the site with native tree planting to the north and east.  To ensure the planting and landscaping is acceptable taking into consideration the proximity of the Greenspace Corridor a landscaping condition would be imposed.  A condition will also restrict any external lighting to the private access to ensure adequate protection is given to habitats and species.

Contributing to and Enhancing the Natural Environment & Biodiversity Net Gain (BNG)

Section 187 of the NPPF states that the planning policies and decisions should contribute to and enhance the natural and local environment. 10% BNG is mandatory under Schedule 7A of the Town & Country Planning Act 1990 (as inserted by schedule 14 of the Environment Act 2021). 

The proposed development would result in the loss of recently created and more established medium value habitats to development and garden.  With regards to wildlife, there will be a loss of bird nesting opportunities.  The development is not exempt from biodiversity net gain.  The red line of the application site has been amended to include all of the land in the applicant’s ownership which removes the requirement for off-site BNG compensation and all habitat creation/enhancement is now on-site.  The footprint of the proposed development has also been reduced to enable more of the existing habitats to be retained.  The Council’s Ecologist has advised that 10% BNG is achievable.  

As the on-site measures are considered significant enhancements, a legal agreement has been entered into to secure the maintenance of these enhancements and prior to the discharge of the statutory condition.

Bat boxes on each gable are shown on the submitted elevations (6 in total).  Nesting bird opportunities should be provided on the site. This detail can be conditioned. 

Subject to the above conditions, Officers are satisfied that the proposed development would therefore have an acceptable impact on trees and ecology subject to relevant conditions and would accord with Policy G6 and G7 of the adopted Rochdale Core Strategy and Policy JP-G8 of PfE. 

Contamination and Land Stability 

The Council’s Environmental Protection Officer has reviewed the application and raised no objection subject to a condition in regards to possible contamination.  There is a formal landfill on the north-east margin of the site and due to the sensitive end use, a contaminated land investigation is required, this matter can be dealt with by way of condition.

The application site also falls within a Coal Mining High Risk Area and a Coal Mining Risk Assessment has been submitted with the application.  The Coal Authority (now known as the Mining Remediation Authority) have been consulted.  There are two coal seams of potentially workable thickness that underlie the site at shallow depth beneath rockhead however, based on the results of boreholes carried out on the adjacent development site which did not encounter any mine workings, and considering the depths and thickness of overlying rock cover, the submitted assessment was satisfied that shallow mining legacy poses no risk to the proposed development and that no further action is required.  Based on this information the Mining Remediation Authority raised no objection subject to informatives.

Subject to the above condition and informatives, the requirements of Policy G9 of the adopted Rochdale Core Strategy and the National Planning Policy Framework in relation to contamination and land stability would have been satisfied.

RECOMMENDATION

GRANT subject to the following conditions:

1. TIME LIMIT

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. APPROVED PLANS 

This permission relates to the following plans and documents:

Location Plan 
Received 3rd December 2024

Drawing No: 6383_24_1 Rev A – Topographical Survey 
Drawing No: 6383_24_2 Rev A – Site Plans 
Drawing No: 6383_24_3 Rev A – Site Sections 
Drawing No: 6383_24_4 Rev A– House Types
Drawing No: 7515.02 Rev C – Landscape Proposal 
Received 10th January 2025

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

Notwithstanding any description of materials in the application, no above ground construction works shall take place until samples and / or full specifications of materials to be used externally on the dwellings hereby approved have been submitted to and approved in writing by the Local Planning Authority.  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 P3 and P2 of the Rochdale Core Strategy, Policy JP-P2 of PfE and the requirements of the National Planning Policy Framework.

4. CONSTRUCTION MANAGEMENT PLAN  
 
No development shall take place (including any demolition) until a Construction Management Plan (CMP), has been submitted to, and approved in writing by the Local Planning Authority, which shall include the following:  
 
i) the parking of vehicles of site operatives and visitors; 	
	ii) loading and unloading of plant and materials; 	
	iii) storage of plant and materials used in constructing the development; 	
	iv) the erection and maintenance of security hoarding; 	
	v) measures for the protection of the natural environment from accidental spillages, dust and debris including dedicated protection measures (including high visibility fencing) for the retained trees during and after construction;	
	vi) noise and vibration;
vii) a scheme for recycling/disposing of waste resulting from demolition and construction works;
viii) wheel washing facilities; and
ix) a lighting plan designed to direct any temporary lighting away from the Greenspace 
Corridor, retained trees and hedgerow during and after construction.  
 
The development shall be carried out in accordance with the approved CMP.  
 
Reason: To minimise detrimental effects to the neighbouring amenities, the amenities of the area in general, detriment to the natural environment through the risks of pollution and dangers to highway safety, during the construction phase in accordance with Policies DM1, T2, G7, G8 and G9 of the Core Strategy and the National Planning Policy Framework.  
 
Reason for pre-commencement condition: As the proposals require ground works and engineering works an understanding will therefore be necessary of what measures will be put in place to protect the amenity of nearby residents prior to commencement of any building or engineering works on site.  

5. HOURS OF WORK 

No construction, demolition or associated deliveries shall take place outside the hours of 0800hrs to 1800hrs Mondays to Fridays, and 0900hrs to 1400hrs on Saturdays, and not at any time on Sundays and Bank or Statutory Holidays without prior written approval from the Local Planning Authority.

Reason: In order to protect occupiers of nearby properties from unreasonable disturbance from works connected with implementing this permission in accordance with Policies DM1 and G9 of the Rochdale Core Strategy.

6. BOUNDARY TREATMENTS 

No part of the development shall be occupied until details of the type, siting, design and materials to be used in the construction of boundaries, screens or retaining walls, particularly to the rear boundary of the proposed dwellings to separate the landscape buffer, have been submitted to and approved in writing by the Local Planning Authority.  The approved structures shall be erected in accordance with the approved details and thereafter retained.  	
		
Reason: To safeguard the amenities of the adjoining neighbouring properties from overlooking and loss of privacy and in the interests of visual amenity and the character of the area in accordance with Policies P3 and DM1 of the Rochdale Core Strategy and the Council’s Guidelines and Standards for Residential Development SPD.

7. EXTERNAL LIGHTING

No development shall commencement until an external lighting plan, if applicable, has been submitted to, and approved in writing by, the local planning authority.  The approved scheme shall thereafter be maintained and operated in accordance with the approved details.

Reason: to ensure that the Greenspace Corridor is not adversely impacted upon as a result of the development in accordance with Policy G7 of the adopted Core Strategy, Policy JP-G1 of PfE, saved UDP Policy G/8 and the NPPF.

8. LINK CONNECTING RAMSDEN FARM ROAD TO FOOTPATH 

The formal link from Ramsden Farm Road to the footpath within the site as shown on Drawing No: 6383_24_2A – Site Plans shall be implemented in full accordance with the approved plans.  The route shall be kept open at all times and shall not be obstructed or locked.  The footpath hereby approved shall be retained and maintained for the public to use at all times thereafter.

Reason:  To ensure the wider open space remains accessible for members of the public at all times in accordance with saved Policy G/8 of the UDP.

9. DRAINAGE 

Prior to first occupation, detailed drainage design and supporting calculations shall be submitted to, and approved in writing by, the Local Planning Authority.  The details shall include either construction design or as built details are submitted.

Reason: To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution. To prevent an increased risk of flooding as a result of the development and to ensure satisfactory disposal of surface water from the site in accordance with Policy G8 of the adopted Rochdale Core Strategy, saved Policy EM/7 of the adopted Rochdale Unitary Development Plan and the National Planning Policy Framework. 

10. NO WORKS TO TREES OR SHRUBS

No clearance of trees and shrubs in preparation for (or during the course of) development shall take place during the bird nesting season (March - August inclusive) unless an ecological survey has been submitted to and approved in writing by the Local Planning Authority to establish whether the site is utilised for bird nesting.  Should the survey reveal the presence of any nesting species, then no development shall take place during the period specified above unless a mitigation strategy has first been submitted to and approved in writing by the Local Planning Authority which provides for the protection of nesting birds during the period of works on site.

Reason: In order to prevent any habitat disturbance to nesting birds in accordance with policy G7 of the adopted Rochdale Core Strategy, Policy JP-G8 of PfE and the National Planning Policy Framework.

11. PRECAUTIONARY WORKING METHOD STATEMENT FOR AMMALS / AMPHIBIANS 

Prior to any vegetation clearance, earth works or machinery on the site, a precautionary working measures method statement for mammals and amphibians shall be submitted to and approved in writing by the Local Planning Authority.  The development shall only be implemented in accordance with the agreed details.

Reason: In order to protect wildlife from works that may impact on their habitats, pursuant to Policy G7 of the Rochdale Core Strategy, JP-G8 of PfE and the National Planning Policy Framework. 

12. METHOD STATEMENT (TO BE SUBMITTED) 

No development shall commence (including any earthworks or vegetation clearance) until a survey for Himalayan balsam has been carried out and the findings submitted to, and approved in writing by, the Local Planning Authority.  If Himalayan balsam is present, a method statement detailing control measures shall be submitted to, and approved in writing by, the Local Planning Authority, prior to any earthworks or vegetation clearance.  The agreed method statement shall be adhered to and implemented in full. 
 
Reason: To ensure the invasive species are treated and eradicated to prevent them from spreading into the adjacent woodland habitat in accordance with Policy G7 of the adopted Rochdale Core Strategy, Policy JP-G8 of PfE and the National Planning Policy Framework. 
 
Reason for pre-commencement condition: It is important that measures to deal with invasive species are determined prior to the commencement of works to ensure that any site works do not result in the spread of these species.  

13. HARD AND SOFT LANDSCAPING 

Notwithstanding the details shown on the approved plans and the requirements of Condition 2 of this permission, the development shall not be occupied until a landscaping scheme for the site (including elements of both 'hard' and 'soft' landscaping) is submitted to, and approved in writing by, the Local Planning Authority.  Such a scheme shall include details of the proposed surface treatment of all hard surfaced areas and the type, species, siting, planting distances and programme of planting of any trees (native) and shrubs as well as details of both temporary and permanent root protective surfaces if applicable.  

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. Any trees or shrubs removed, dying, being severely damaged or becoming seriously diseased within five years of planting shall be replaced 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 within the Greenspace Corridor and the nature of the proposed development and to secure biodiversity enhancement in accordance with policies P3, DM1 and G7 of the adopted Rochdale Core Strategy and the National Planning Policy Framework.	

14. BIODIVERSITY ENHANCEMENTS (TO BE SUBMITTED) 

No above ground works shall take place until a scheme of biodiversity enhancements for the site including, but not limited to, bird nesting opportunities, mammal gaps, bat bricks and bat boxes to be integrated to the fabric of the dwellings and elsewhere within the site hereby approved has been submitted to and approved in writing by the Local Planning Authority. The duly approved scheme shall be implemented in full prior to first occupation of the dwellings and retained thereafter.  
 
Reason: In the interests of enhancing biodiversity and habitat provision within the site in accordance with Policy G7 of the adopted Rochdale Core Strategy and the National Planning Policy Framework. 

15. BIODIVERSITY GAIN PLAN 

The Biodiversity Gain Plan shall be prepared in accordance with the Assessment of Biodiversity Net Gain, Version 3, dated January 2025 and prepared by ERAP Ltd Consultant Ecologists.

Reason: To ensure the development delivers a biodiversity net gain on site in accordance with Schedule 7A of the Town and Country Planning Act 1990 and policies G6 and G7 of the adopted Rochdale Core Strategy and JP-G8 of the adopted Places for Everyone Joint Development Plan.

16. HABITAT MANAGEMENT & MONITORING PLAN 

The development shall not commence until a Habitat Management and Monitoring Plan (the HMMP) has been submitted to, and approved in writing by, the local planning authority. The HMMP shall be prepared in accordance with the approved Biodiversity Gain Plan and include: 

a) a non-technical summary; 
b) the roles and responsibilities of the people or organisation(s) delivering the HMMP; 
c) the planned habitat creation and enhancement works to create or improve habitat to achieve the biodiversity net gain in accordance with the approved Biodiversity Gain Plan, including a timetable for its implementation and completion; 
d) the management measures to maintain habitat in accordance with the approved Biodiversity Gain Plan for a period of 30 years from the completion of development; and 
e) the monitoring methodology and frequency in respect of the created or enhanced habitat to be submitted to the local planning authority, 

The created and/or enhanced habitat specified in the approved HMMP shall be completed, managed and maintained in accordance with the approved HMMP.  

Notice in writing shall be given to the Council when the: 
a) HMMP has been implemented; and 
b) habitat creation and enhancement works as set out in the HMMP have been completed. 

Monitoring reports shall be submitted to local planning authority in writing in accordance with the methodology and frequency specified in the approved HMMP. 

Reason: To ensure the development delivers a biodiversity net gain on site in accordance with Schedule 7A of the Town and Country Planning Act 1990 and policies G6 and G7 of the adopted Rochdale Core Strategy and JP-G8 of the adopted Places for Everyone Joint Development Plan.   

Reason for Pre-commencement: The HMMP will be required as part of the arrangements to be approved under the statutory BNG condition which requires submission of the Biodiversity Gain Plan prior to commencement of development.

17. VEHICLE PARKING 

The dwellings hereby permitted shall not be occupied until all vehicle parking space(s) have been provided in accordance with the plans hereby approved. 
 
Reason: In order to ensure there is adequate provision for vehicles to be parked and adequate turning and servicing provision clear of the highway in order to comply with Policy T2 of the adopted Rochdale Core Strategy, Policy JP-C8 of PfE and the requirements of the National Planning Policy Framework. 
 
18. SITE INVESTIGATION AND ASSESSMENT 

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

The submitted report shall include:

1. a survey of the extent, scale and nature of contamination
1. an assessment of the potential risks to:
1. human health,
1. property (existing or proposed) including buildings, crops, livestock, pets, woodland, and service lines and pipes,
1. adjoining land,
1. groundwaters and surface waters,
1. ecological systems,
1. archaeological sites and ancient monuments;
1. where unacceptable risks are identified, an appraisal of remedial options and proposal of the preferred option(s)

The development shall thereafter be carried out in full accordance with the duly approved 
remediation strategy and a verification report submitted to and approved in writing by the 
Local Planning Authority before any of the buildings hereby approved are first occupied. 			
Reason: To ensure the safe development of the site in the interests of the amenity of 
future occupiers in accordance with Policy G9 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework.			
			
Reason for pre-commencement condition: Further investigation will be necessary prior to 
commencement of any building or engineering works on site.

20. REMOVAL OF PD RIGHTS 

Notwithstanding the provisions of Part 1, Schedule 2, Article 3, of the Town and Country Planning (General Permitted Development) (England) Order 2015 (or any order revoking or re-enacting that Order with or without modification), no development within Class A (enlargement, improvement or other alteration), Class B (enlargement of a dwellinghouse consisting of an addition or alteration to its roof), Class C (other alterations to the roof), Class D (erection or construction of a porch outside any external door) or Class E (building or enclosure, swimming or other pool required for a purpose incidental to the enjoyment of the dwellinghouse) shall be carried out within the curtilage of the dwelling without express planning permission from the Local Planning Authority. 

Reason: Due to the constrained nature of the site and as unrestricted development could harm the Greenspace Corridor and the level of amenity space of the proposed dwellings in accordance with Policy DM1 of the Core Strategy and the National Planning Policy Framework. 

Procedure Statement 

The Local Planning Authority worked proactively with the applicant to identify various solutions during the application process to ensure that the proposal comprised sustainable development and would improve the economic, social and environmental conditions of the area and would accord with the development plan. These were incorporated into the scheme and/or have been secured by planning condition.

Notes for Applicant:

INFORMATIVE(S):

S106 LEGAL AGREEMENT 

A S106 Agreement has been completed for this development. A copy of the S106 Legal Agreement is available on the Council’s Public Register of Planning. 

Ground Investigations and groundworks

Under the Coal Industry Act 1994 any intrusive activities which disturb or enter any coal seams, coal mine workings or coal mine entries (shafts and adits) require the prior written permission of the Coal Authority since these activities can have serious public health and safety implications. Such activities could include site investigation boreholes, the piling of foundations, other ground works and any subsequent treatment of coal mine workings and coal mine entries for ground stability purposes. Failure to obtain permission to enter or disturb our property will result in the potential for court action. Application forms for Coal Authority permission and further guidance can be obtained from The Coal Authority’s website at: www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-property. 

Requirement for Incidental Coal Agreements

If any future development has the potential to encounter coal seams which require excavating, for example excavation of building foundations, service trenches, development platforms, earthworks, non-coal mineral operations, an Incidental Coal Agreement will be required from the Coal Authority. Further information regarding Incidental Coal Agreements can be found at: www.gov.uk/government/publications/incidental-coal-agreement/guidance-notes-for-applicants-for-incidental-coal-agreements.

Shallow coal seams

In areas where shallow coal seams are present caution should be taken when carrying out any on site burning or heat focused activities.

PROW

The definitive footpath shall not be obstructed by any materials or vehicles at any time prior, during and following, the process of development hereby approved.  The route shall be segregated from the development with fencing to secure public safety and disturbance of the surface of the right of way will be repaired without delay.  

