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1 INTRODUCTION

1.1 This Planning Statement has been prepared to accompany an outline planning application for the demolition of an existing vacant industrial unit and the erection of 56 dwelling houses at a site of former industrial works at Tack Lea & Shepherds Mill located in Rochdale.
 
1.2 In promoting the proposed use our client appreciates that due regard must be given to a number of relevant up-to-date policy considerations as well as other material planning considerations. In developing these proposals, full regard has been given to the provision of Section 38(6) of the Planning and Compulsory Purchase Act 2004.

1.3 In our view, the redevelopment of the site to provide housing comprises ‘sustainable development’. Paragraph 7 of NPPF establishes three dimensions to ‘Sustainable Development’; economic; social; and environmental. The redevelopment of the site could result in the removal of vacant industrial premises, and the construction of housing. The boost to the economy arising out of the construction activity is established as being a legitimate economic contribution to sustainable development. In terms of the social role, there is a recognised need for housing in Rochdale, and as such this proposal will meet that objective. Finally, in relation to the environmental role of sustainable development, the re- use of previously developed land which is in disrepair clearly contributes to the most efficient use of the land. 
1.4 The application is supported by a set of planning drawings and supplementary information. 
1.5 The remainder of this statement: 
- Provides context and describes the site and its surroundings; 
-Outlines the Development Plan framework and relevant national policy guidance. 
- Provides a detailed analysis of the main planning considerations; 
- Concludes by summarising the main points raised in this document which we consider support a grant of planning permission. 
2. THE SITE and PLANNING HISTORY

2.1 This Section provides further details on the Site’s location, surroundings and its key physical characteristics. 
2.2 The site may be considered as two areas of land. The central and western area is the former Tack Lea Works area with the eastern area the former Shepherd Mill area. These areas are split by Woodhouse Lane Brook which flows south into Naden Brook. 
2.3 The site is located to the north of Greenbooth Road, Norden, Rochdale, OL12 7TG. Centred at approximate National Grid Reference 385820E 414719N 
2.4 The site is occupied by the vacant and partially derelict buildings of the former Tack Lea Works and is accessed by the existing route into the site from Edenfield Road 
2.5 Vehicular access to the site is currently provided along the A680 Edenfield Road via a gated priority access and forms a priority cross roads with Blackpits Road 
2.6 The site comprises of previously developed land including areas of hard standing and industrial units for distribution and storage with perimeter woodland to the north. The site was previously occupied by a large milling factory and whilst some of the industrial units have been demolished, 
2.7 The development history of the site is evident from the varied age of buildings on the site which have been constructed of different materials , from red brick with slate roofs to steel framed buildings with corrugated iron walls and roofs. 
2.8 The site is located in a valley with higher ground to the north and north east, a central flatter “plateau” and further fall in levels to Naden Brook to the south, with the existing buildings not visible from Edenfield Road
2.9 The application is supported by a comprehensive transport assessment which in addition to demonstrating that the site can accommodate the predicted private traffic flows also demonstrates that the site is within a highly accessible location. making access to a future development very easy by most forms of travel, including pedestrian access, cycle, public transport and car. All local amenities are readily available within Norden village.
2.10 The site is also directly adjacent to local bus stops which have a frequent bus services, which are currently affected by Covid-19 disruption. 
2.11 The site has a long planning history with the most recent and relevant application granted; outline on 17th May 2010, application number 10/D53056 for 186 residential dwellings. This incorporated a larger site area than the current application.

3 DESCRIPTION OF PROPOSED DEVELOPMENT 
3.1 The scheme proposes the demolition of the vacant industrial units and the erection of 56 no. detached residential dwellings 
3.1 As the scheme is outline the detail of the proposed dwellings is limited, however the properties will be laid out across the site with the access road running centrally through the site.
3.3 The properties will have the benefit of private gardens, with some having detached garages. Each property will have 2 off street parking spaces. 
4 PLANNING POLICY
4.1 For decision-taking, Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires that if regard is to be had to the development plan for the purposes of determination, then that determination must be made in accordance with the development plan unless material considerations indicate otherwise. 
4.2 Whilst the principle of development in this location has been established by virtue of its   extant outline approval, we set out the development plan context in which the Application is to be assessed. 
4.3 The development plan insofar as it relates to this Application comprises the following: 
➢ Rochdale Unitary Development Plan (“UDP”) (2006); and 
➢ Core Strategy (2016). 
4.4 This site is contained within the Rochdale Borough Council draft allocation plan AL/HOU/54.

5  NATIONAL PLANNING POLICY
5.1 The National Planning Policy Framework (“NPPF”) was adopted on 24 July 2018 and updated in February 2019. It reaffirms the importance of the development plan in the determination of planning Applications (Paragraphs 2 and 47 of the NPPF). 
5.2 The following sections of the NPPF are considered relevant to this Application. 
Sustainable Development
5.3 At the heart of the NPPF is a presumption in favour of sustainable development (Paragraph                      10). As set out within Paragraph 11 of the NPPF, for decision-taking, this means: 
“c) approving development proposals that accord with an up-to-date development plan without delay; or 
d) where there are no relevant development plan policies, or the policies which are most important for determining the Application are out-of-date7, granting permission unless: 
i. the Application of policies in this Framework that protect areas or assets of particular importance provides a clear reason for refusing the development proposed6; or 
ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole 
 Determining Applications 
5.4 The NPPF makes clear that existing development plan policies should not be considered out-of-date simply because they were adopted or made prior to the publication of the NPPF. Due weight should be afforded to them according to their degree of consistency with the NPPF (the closer the policies in the Plan to the policies in the NPPF, the greater weight may be given) (Paragraph 213). 
5.5 Weight can be given to relevant policies in an emerging plan according to its stage of preparation, the extent of to which there are unresolved objections, and the degree of consistency with policies in the NPPF (Paragraph 48). 
Delivering a sufficient supply of homes

5.6 Paragraph 59 of the NPPF is clear that to support the Government’s objective of significantly boosting the supply of homes, it is important that a sufficient amount and variety of land can come forward where it is needed, and that the needs of groups with specific housing requirements are addressed. 
5.7 Paragraph 73 of the NPPF requires local planning authorities to identify and update annually a supply of specific deliverable Sites sufficient to provide a minimum of five years’ worth of housing against their housing requirement set out in adopted strategic policies or against their local housing need where the strategic policies are more than five years old. The supply should include a buffer (moved forward from later in the plan period) and the appropriate buffer is dependent on previous rates of housing delivery. 
Achieving well-designed places 
5.8 Good design is a key aspect of sustainable development, creating better places in which to live and work and helping to make development acceptable to communities. Planning decisions should ensure that new developments will add to the overall quality of the area, are visually attractive, are sympathetic to local character and history, create places that are safe, and establish a strong sense of place (Paragraphs 124 and 127). 
5.9 The NPPF also sets out that where the design of a proposed development accords with clear development plan expectations (i.e. Local Plan policies), then design should not be used by the decision maker as a valid reason to object to development (Paragraph 130) 
Conserving and enhancing the natural environment
5.10 Planning decisions should contribute to and enhance the natural environment by protecting and enhancing valued landscapes, recognising the intrinsic character and beauty of the countryside, and minimising impacts on and providing net gains for biodiversity (Paragraph 170). 
Flood Risk 
5.11 When determining planning Applications, local planning authorities should ensure that flood risk is not increased elsewhere (Paragraph 163). 
5.12 Paragraph 155 of the NPPF identifies that inappropriate development in areas at risk of flooding should be avoided by directing development away from areas at highest risk, but where development is necessary, making it safe without increasing flood risk elsewhere. 
5.13 The aim of the sequential test is to steer new development to the areas with the lowest risk of flooding. Development should not be allocated or permitted if there are reasonably available Sites appropriate for the proposed development in areas at lowest risk of flooding. 
5.14 Paragraph 158 adds that the aim of the sequential test is to steer development to land with the lowest risk of flooding and that development should not be (allocated) or permitted if there are reasonably available Sites appropriate for the proposed development in areas with a lower risk of flooding. If this is not possible then the exception test may be applied. This need will depend on the potential vulnerability of the Site and the development proposed. 
Other Considerations 
5.15 Paragraph 109 confirms that development should only be prevented or refused on highway grounds if there would be an unacceptable impact on highway safety or the residual cumulative impacts on the road network would be severe. Paragraph 110 seeks to encourage sustainable modes of travel. 
5.16 Local planning authorities should aim to conserve and enhance biodiversity. Opportunities to incorporate biodiversity in and around developments should be encouraged. 
5.17 The National Planning Practice Guidance was published by Central Government in March 2014 and provides supplementary guidance on the application of policy contained in the NPPF (2019
6 SUMMARY and CONCLUSIONS
6.1 This document seeks to address the main elements of the application proposal and to provide an overview of the planning policy framework against which the application will be assessed. This section summarises a number of general and site-specific arguments in favour of the proposed development. 
6.2 The application has been considered against the policies of the current development plan, the emerging Local Plan and national government guidance. It has been illustrated that the proposal conforms to the criteria set out in these policies and that the principle of development is acceptable. This report clearly demonstrates that the proposed development has policy support and is aligned with national policy.
6.3 In summary the proposal will: 
- Provide high quality residential dwellings 
- Maximise an underutilised/vacant, premises which is located in a sustainable location; 
- Provide financial investment in the site and area; 
- Deliver a variety of much needed high quality, well designed housing that will help meet the need for new housing into the area. 
- be located in a highly accessible and sustainable location 
- will result in no harm to the local levels of bio diversity and habitats. 
6.4 The NPPF makes it clear that there is a ‘presumption in favour of sustainable development’ and  that this is the ‘golden thread’ running through both plan making and decision taking. The proposed development is consistent with the NPPF’s core principles. 
6.5 In summary, the proposed development will provide a high quality residential scheme in a sustainable location. We have illustrated that the application site is entirely suitable and appropriate for residential development. 
6.6 Statute requires that this application be determined in accordance with the development plan unless material considerations dictate otherwise. This proposal satisfies all relevant national and local policy considerations. In these circumstances, this application should be welcomed and planning permission granted accordingly. 











 
















