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1.0 Introduction



. Introduction

"Leach Rhodes Walker have been appointed by the RDA
(Rochdale Development Agency) to deliver a proposal for high
quality new residential homes in the form of carbon net zero
apartments, enveloped in a bold and contextual design, on a

key focal site opposite the train station in Rochdale."

Overview

"This Design and Access Statement has been prepared
in support of a full planning application and associated
supporting documents, and comprises a summary of the site
analysis undertaken, the design approach to the scheme, the
co-ordination with other consultants and the design proposals
for the development”
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. Introduction

Vision Statement

"To create a gateway building that marks this important
arrival point into the town from the rail station, with a solution
that both provides carbon net zero, modern, high quality
apartments with an animated street level presence, but
also respects and is sensitive to the listed and locally listed
landmark buildings around it, in a dynamic form that derives
its treatment from the historic materiality of the town."
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2.0 Team



Team

Client

Rochdale Development Agency
Number One Riverside

Smith Street

Rochdale

OL16 1XU

Contact: Lucy Sexton

T: 01706 927 018

Architect

Leach Rhodes Walker
Ground Floor West

50 Dearmans Place
Manchester

M3 5LH

Contact: Christian Gilham
T: 0161 833 0211

LeachRhodesWalker

Architects M

Planning Consultant
Plan Red

11th Floor

3 Piccadilly Place
Manchester

M1 3BN

Contact: Richard Purser
T: 01872 248 535

M&E Consultant

Tace

Portland House

Earl Road

Cheadle Hulme

SK8 6QL

Contact: James Massey
T: 0161 486 0429

Qs

Walker Sime

The Cornerhouse
Fourth Avenue
Trafford Park
Manchester

M17 1DB

Contact: Will Magee
T: 0161 872 9955

Acoustic / Air Quality Consultant
SRL

Holbrook House

Little Waldingfield

Suffolk

C010 OTF

Contact: Liam Pickering / Ryan Thorpe
T: 01787 247 595

Fire Consultant

OFR

Sevendale House

Lever Street

Manchester

M1 1JA

Contact: Greg Miller / Lewis Strachan
T: 0330 995 0648

Principle Designer
Safer Sphere

Victoria Street

15 Pocket Nook Street
St Helens

Merseyside

WA9 1LR

Contact: Pete Graham
T: 01744 383 821

Structural & Civil Engineers
Booth King

2nd Floor

Planetree House

21-31 Oldham Street
Manchester

M1 1JG

Contact: Lee Kierans

T: 01706 822 022

boothkin

Development Manager
Cityheart Ltd.

Suite 2 Second Floor
Barons Court

Wilmslow

SK9 1BQ

Contact: James Alderson
T: 07887 452 753

Cityheart

Heritage Consultant
Turley Associates

1 New York Street
Manchester

M1 4HD

Contact: Katy Lightbody
T: 07795 396 684

Daylight / Overshadowing Consultant

Proximity

Kennedy House

31 Stamford Street
Altrincham

WA14 1ES

Contact: Mike Scanlan
T: 07918 070 322
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3.0 Meetings and Consultations



Meetings and Consultations

Throughout the design process the team have
liasised closely with Rochdale Metropolitan
Borough Council (RMBC) & Historic England (HE)
via a series of meetings and consultations. A
summary of the meetings that have taken place is
outlined below;

Pre-application Meeting with RMBC

Date: 28th September 2023
Attendees:

- RMBC Planning

- RMBC Conservation Officer
- Leach Rhodes Walker

- Turley

- Plan Red

Pre-application Meeting with RMBC

Date: 16th November 2023
Attendees:

- RMBC Planning

- Leach Rhodes Walker

- Turley

- Plan Red

Heritage Meeting with Historic England

Date: 10th November 2023
Attendees:

- Historic England

- Leach Rhodes Walker

- Turley

Atthefirstpre-applicationmeetingthe Conservation
Officer from RMBC provided comments on the
emerging scheme, which are set out in Table
5.1 of Turley's Heritage Statement, along with
an explanation of how these comments were
addressed through further design iterations and
the submission documents. The design team’s
response to the comments were presented back
to RMBC at the subsequent pre-app meeting.

At the meeting with HE on 10th November, a
document was presented which outlined our
analysis of the site, the design approach, the
massing options we had considered in the design
process and our proposals for the preferred
scheme. The scheme was very well received by
HE and the following comments were received:

Significance

The application site is partially located within a conservation
area and the following heritage assets have been included
within a wider heritage impact assessment. Historic
England agrees the assets that most likely could be affected
by the proposals are the Maclure Road Conservation Area
and Grade II* Listed Saint John the Baptist church located
within it.

The significance ofthe Maclure Road Conservation Area lies
in its survival as an early 20th century settlement planned
around the relocated Rochdale Fire Station. Buildings are
characterised by the use of smooth engineered red brick
and dressed sandstone, with slate roofs. The former fire
station building itself and the church of Saint John the
Baptist directly opposite dominate the area and are the
exceptions to an otherwise low-rise and uniform street
scene.

Saint John the Baptist is the only listed building in the
conservation area. It has exceptional heritage value, and
its artistic and architectural interests are reflected in its
designation as a Grade II* listed building. The church
dominates the street scene and contrasts with the
smaller scale of the surrounding housing emphasising its
prominence.

Another key feature of the conservation area is the former
fire station tower overlooking the drill yard. This is a non-
designated heritage asset that positively contributes to
the significance of the conservation area and is one of
the town’s historic landmarks. It is built in the style of a
campanile bell tower, reflecting its location opposite the
listed church. Impact

The proposals seek to demolish the corner plot buildings at
33-41 Maclure Road and redevelop the site with a 6-storey
mixed use scheme. The buildings at 29-31 Maclure Road
(Chicken Shaq) will be retained and refurbished as part
of the scheme. The works will be part of a larger scheme
of redevelopment in the Rochdale Station gateway area,
which will include improvements to the public realm
around the site.

It is clear the proposals will result in a significantly taller
building than the existing structures on the site. This will
result in a small degree of harm to the conservation area
and setting of the Grade II* listed Saint John the Baptist
Church and undesignated former Fire Station and tower.

We accept that although a small degree of harm will result
from the proposals, there will be significant improvements
to the current situation on the site, and to the buildings
at 29-31 Maclure Road through their renovation and
inclusion in the scheme. If executed as they are shown
in the proposal CGl drawings, the redevelopment of the
site will provide a safer and more inviting entrance to
Rochdale from the station area. We also acknowledge the
massing, design and stepping back of the building has
been designed to lessen impacts.
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Meetings and Consultations

We also consider the proposed associated public realm
improvements and proposals to integrate and display
elements of the site history, local materiality, and fabric
within the new buildings and external landscaping to be
positive and to be an improvement on the current situation.

Policy

The proposals would affect a conservation area and the
setting of a listed building, therefore there is a requirement
to pay special attention to the desirability of preserving or
enhancing the character or appearance of the conservation
area (s.72, 1990 Act) and to have special regard to the
desirability of preserving the setting of listed buildings
s.16, 62, 1990 Act).

National policy relating to the conservation and
enhancement of the historic environment is articulated
in section 16 of the National Planning Policy Framework
(NPPF). These policies state that assets should be
conserved in a manner appropriate to their significance
(NPPF, 189) and that when considering the impact of a
proposed development, great weight should be given to
an asset’s conservation (NPPF, 199). Where it is identified
that harm will be caused, the decision maker should be
satisfied that this is supported by a clear and convincing
justification (NPPF, 200) and that the public benefits that it
would bring about would outweigh the harm (NPPF, 202).

Paragraph 206 of the NPPF states that new development
within conservation areas and within the setting of heritage
assets should look for opportunities to enhance or better
reveal significance.

Position

Historic England welcomes the opportunity to consider
these proposals at pre-application stage. Based on the
information provided we do not wish to raise significant
concerns about these plans and do not have an objection
to the principle of what is proposed.

We would strongly encourage the design and materiality to
be executed in line with the proposal CGl drawings, and the
associated street works and public realm improvements to
take place in conjunction with the development of this plot,
in order to maximise the public benefits of the scheme and
balance the small degree of harm that will be caused.

Recommendation

Please note that this letter concludes our free round of
pre-application advice. We recommend that you continue
discussions with Rochdale Council’s Conservation Officer
without our continued involvement. We look forward to
being consulted on these plans at application stage.

Thank you for involving us at the Pre-application stage.
The above advice is the response that we would give if
the same proposals were put forward unamended for
statutory approval.
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4.0 Site Analysis



Site Analysis

Site Location and Urban Context

The proposed development site is situated
opposite Rochdale Train Station and lies within
the area referenced in the masterplan and SPD as
the Fire Station Block.

At Rochdale Station the vision, with the station
at its heart, is a vibrant and distinctive Transit
Orientated Neighbourhood that will be created
and builds upon the character of the existing
community and heritage.

The aim here is to create a high quality coherent
active and attractive mixed use area as part of the
station approach. Any improvements that enhance
the image, visual appearance and safety of the
area will be encouraged. All new developments will
be expected to create a strong visual frontage to
the square. Any new developments should be well
designed and be sensitive to the characteristics of
the conservation area.

In line with the SPD, the scheme has been
developed to contribute to a higher quality
aspirational streetscape to further enrich active
frontage on Station Road and Richard Street.

The scheme enhances activity at ground floor level.
This will be through good quality design, natural
surveillance from 'eyes on the street,' as well as
including well designed and inviting entrances,
creating an open and diverse area and a gateway
to the town and mixed commercial development
to the future needs.
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Site Analysis

Immediate Local Urban Context

iegeo
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Site Analysis

Grade II* Listed
Roman Catholic Church

.8 Former R e Fire

Station complex

Page 17

RN =N
Y The 'Chicken
Shaq'

AN

8337 CORNER PLOT,

ROCHDALE |

: Station
- Road
/4

4 Rochdale train
station

4

DESIGN AND ACCESS STATEMENT | NOVEMBER 2023

LEACH RHODES WALKER ARCHITECTS | ARCHITECTURE . ID. 3D & GRAPHICS



Site Analysis

Highways and Connectivity

Key:

=) Primary street (vehic. access)
Y Sccondary street (vehic. access)

D Access via train

C_
C 3 Access via tram
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Site Analysis

Site Constraints & Opportunities

Key:
e Site Boundary
e Proximity to adjacent buildings
NN\ Noise
Solar path
D Train Tracks

C . D Tram Tracks
- Existing structures on site to be

demolished

- Existing structures on site to be

retained

nimmmnnim Active frontages

O Key focal point

{- - -} Close access to public transport

Tram
Stop

O
N
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Site Analysis

Building Heights surrounding the site

Key:

e Site Boundary

High Rise
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