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Overview 

Kellen Homes is bringing forward a hybrid planning application for proposed development at Castleton Sidings in 

Rochdale, which consists of a full planning application for residential development, including access, car parking, 

landscaping, open space and associated engineering and infrastructure including an electric substation and foul water 

pump station, and outline planning permission with all matters reserved for the principle of development to facilitate 

the East Lancashire Railway (ELR) extension.  

This document provides an overview of the pre-application consultation that has been undertaken with the local 

community, key stakeholders and Rochdale Borough Council. 

Kellen Homes has undertaken a robust community consultation on its proposed scheme for Castleton Sidings that 

would deliver around 200 homes, consisting of a mix of 2, 3 and 4 bedroom dwellings, all of which are policy compliant 

with Rochdale Borough Council’s latest planning policies, including a significant allocation of affordable housing. The 

site also allocates land to support the future delivery of the East Lancashire Railway Line extension. 

This Statement of Community Involvement (SCI) has been prepared by Lexington on behalf of Kellen Homes and is 

part of a suite of documents supporting a planning application. 

Consultation has been undertaken in accordance with the Localism Act 2011 and aligns with expectations set out in 

Rochdale Borough Council’s Statement of Community Involvement.  

Below is a summary of the activity.  

• Initial consultation was conducted in August 2021 on original plans for the site, with approximately 600 leaflets 

sent to the local community and Castleton Ward Members notified  

• Feedback from the local stakeholders, members and politicians saw Kellen Homes revise their plans and re-

consult on an updated scheme, in March 2023, which involved: 

o Notifying local political stakeholders at Rochdale Borough Council, including the three Castleton ward 

members, Leader of the Council and Cabinet Member for Economy and Regeneration 

o Distributing a leaflet to around 1,200 nearby commercial and residential properties to provide an 

update on Kellen Homes’ revised plans 

o Publishing a consultation website (www.newhomesforcastleton.co.uk) to provide further information 

on the proposals and facilitate feedback via on online form  

o Establishing a community information telephone line, email address and postal address as alternative 

feedback channels throughout the consultation for those wanting to correspond with the 

development team 

This report outlines the methods used to engage with the community and summarises the feedback received from 

respondents. It also provides the development team’s response to the issues raised during the consultation and 

outlines subsequent changes to the proposals.  
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1. Planning Policy and Guidance 

Planning guidance states that the pre-application consultation with communities, local authorities and statutory 

consultees can bring several benefits to determining planning applications. Against this background, Kellen Homes 

(“the applicant”) and the development team have sought to consult interested parties following local and national 

policy and guidance, as well as industry best practice.   

This section provides an overview of local and national planning policy which promotes community involvement  in 

the preparation of planning applications. In particular, the following policy guidance has been considered: 

• Rochdale Statement of Community Involvement (August 2021); 

• The Localism Act, House of Commons (November 2011); 

• Housing White Paper: Fixing our Broken Housing Market (February 2017); and 

• The National Planning Policy Framework  (July 2021). 

1.1. Rochdale Borough Council’s (RBC) Statement of Community Involvement (August 2021) 

RBC’s Statement of Community Involvement (SCI) aims to increase public involvement in the planning process.  It sets 

out who will be involved, by which method and at what point in the process of document production or in  the 

determination of planning applications and gives certainty to those wishing to get involved in the planning process. 

Section 5 of the SCI states that the Council encourages applicants to undertake pre-application discussions with them 

prior to the submission of a planning application. This enables the applicants to explain their proposals, receive 

feedback on which they might be able to act, create an atmosphere of genuine interest in the  views of the local 

community and provide more certainty about any level of concern and the issues of concern. 

RBC considers the following methods to be suitable, and could be used if considered to be  appropriate, for 

engagement regarding future planning applications: 

• Circulating a letter or statement to local residents and businesses explaining the proposals; 

• Arranging an exhibition or presentation; 

• Engagement online using social media or dedicated consultation websites; and 

• Arranging a press release in local media.  

The SCI states that early engagement provides benefits by allowing  relevant issues to be raised and resolved early, 

providing more time to consider and develop better quality solutions, which has the potential to reduce or remove 

delays to the formal planning process. 

Therefore, the Applicant’s approach to this consultation and stakeholder involvement has been informed by 

Rochdale’s SCI, and fully accords with the requirements of the NPPF, as well as other national guidance outlined in 

the next section. Further details on the consultation approach is presented  from Section 2 onwards.  
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1.1. The Localism Act (2011) 

In November 2011 the Localism Act received Royal Assent. This is the Government’s method of devolving greater 

powers to Councils, and neighbourhoods, in order to give local communities more control over planning  decisions. It 

is a material consideration in the determination of this application. 

Paragraph 122 of the Localism Act introduces a new requirement for developers to consult local communities       on their 

proposals before submitting planning applications. Developers must publicise the proposed application in such a 

manner as to bring the proposed application to the attention of any members of the community who live in the vicinity 

of the proposal site. The developer must also consider any responses received before proposals are finalised and show 

how they have been taken into account when submitting applications. It is hoped that this will give local people a 

chance to comment when there is still genuine scope to make changes to any draft proposals. 

1.2. Housing White Paper (2017) 

The Housing White Paper was published in February 2017 by the Department for Communities and Local Government. 

The Paper sets out how the Government intends to boost housing supply and, over the long term, create  a more 

efficient housing market whose outcomes more closely match the needs and aspirations of all households and support 

wider economic prosperity. 

The Housing White Paper states that the Government proposes to amend the NPPF to “strengthen the importance of 

early pre-application discussions between applicants, authorities and the local community about                      design and the types of 

homes to be provided”. 

1.3. National Planning Policy Framework (2021)  

The updated NPPF was in July 2021. This document consolidates national planning policy guidance            (including all 

previous Planning Policy Statements and Planning Policy Guidance). A key aim of this new concise     and accessible 

document was to put greater power in the hands of local communities directly affected by development. 

Paragraph 39 sets out how early engagement in the planning process has significant potential to improve the                  efficiency 

and effectiveness of the planning application system for all parties involved in planning applications. The ambition of 

this guidance, therefore, is to enable better coordination between public and private resources and create improved 

outcomes for the community and developer.  

Paragraph 40 goes on the state that Local Planning Authorities should also, where they think this would be beneficial, 

encourage any applicants who are not already required to do so by law to engage with the local community and, where 

relevant, with statutory and non-statutory consultees, before submitting their applications. This is intended to ensure 

that any issues are resolved as early as possible and avoid unnecessary delays. 

There is a clear rationale from national government to make the planning system more accessible to members               of the 

public and increase their involvement, thus resulting in improved outcomes for the community. 
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2. Initial Pre-Application Consultation Approach (2021) 

2.1. Pre-application Discussion with Rochdale Borough Council  

A pre-application request was submitted to RBC on April 26th 2021, accompanied by payment of £3,900. The Pre-

application meeting was held on June 7th 2021 whereby         the principle of residential development, the approach to 

submitting a detailed planning application and the timing of such submission was discussed. 

Whilst no formal feedback was received, the discussion has influenced the design evolution of the proposals.  

2.2. Consultation with the Local Community and Rochdale Borough Council  

The first consultation period launched in August 2021. Given the restrictions surrounding the Covid-19 pandemic, 

regrettably, a formal public exhibition could not be   held. However, a targeted consultation of properties in the area 

was undertaken between 2nd August and 13th August 2021. 

The extent of the consultation boundary is attached at Appendix (A) and was circulated to RBC prior to leaflets being 

distributed. The leaflets were also sent directly to the Ward Councillors. 

Details of the site, proposed development and contact details for comments and feedback were provided within the 

consultation leaflet, which is attached at Appendix (B).  

2.3. Pre-Application Consultation Responses Summary 

This section provides an overview of the comments received from the initial consultation programme that was 

undertaken in 2021. From the 600 leaflets distributed, 24 responses were received. Of these responses, two respondents 

submitted follow up. All comments received are summarised below in Table 1.  

Table 1: Pre-Application Consultation Responses Summary  

Topic Comments received 

Housing • Impact on Property Prices 

• Development proposed is too dense 

• Question whether affordable housing will be provided 

Social infrastructure • Insufficient capacity in schools and healthcare 

Transport • Existing congestion issues. 

• Concerns regarding access from Fairways 

• Residents lose the current cul-de-sac status of their current homes 

Environmental considerations • Construction phase impacts and disruption. 

• Concern over impact on trees and wildlife. 

• Drainage infrastructure overflowing. 

• Air quality impacts. 
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2.4. Response to Pre-Application Consultation Comments (2021) 

In accordance with best practice guidance, all of the comments received as part of the consultation exercise have 

been considered by the Applicant and its technical team. The responses are summarised below and a response     

provided for each. 

Table 2: Responses to Key Matters arising from the Public Consultation 

Topic & Comments Received Response to Comments 

Social infrastructure: 

• Insufficient capacity in schools 

and healthcare. 

A financial S106 contribution may be sought during the course of the 

application where it is necessary to mitigate the impact of development. 

This would be discussed and agreed during the course of the application.  

 

Transport: 

• Existing congestion issues. 

• Concerns regarding access. 

A comprehensive Transport Statement has been undertaken by    Eddisons 

Transport Solutions. This has not identified any significant highways 

impacts that would preclude the development of the proposals. 

The access junction will be designed to highways safety standards and 

agreed with RBC. The Applicant will maintain dialogue with highways 

officers throughout the application process and take all necessary 

measures to improve accessibility to the site. 

Environmental considerations: 

• Ecology 

• Disruption caused during 

the construction phase. 

• Drainage infrastructure 

overflowing and flooding 

issues. 

The application is accompanied by a comprehensive ecology report 

produced by an independent licensed ecologist. The Applicant will follow 

the recommendations made in this report and work to enhance local 

ecology wherever possible.  

The Applicant is committed to ensuring any disruption associated with the 

development is kept to a minimum. Construction Traffic Management 

Plans and Environmental Management Plans will be put in place to inform 

the community on the ongoing work whilst a site manager will be on hand 

to speak with directly. 

 A comprehensive flood risk and drainage assessment has been 

undertaken and accompanies the application. 
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2.5. Summary of the Initial Pre-Application Consultation (2021) 

The Applicant carried out a comprehensive programme of pre-application consultation in 2021 and is committed to 

delivering a scheme that incorporates the views of local stakeholders and the community. 

The Applicant has endeavoured to consider, as far as possible, the comments raised whilst ensuring that the proposed 

development remains  viable and deliverable. As such, the Applicant re-engaged the local stakeholders and the 

community with a revised scheme to showcase how feedback has been considered. This period also allowed Kellen to 

redevelop and improve the design.  

Details of the second round of public consultation is detailed in the following section.  

3. Secondary Pre-Application Consultation Approach (2023) 

3.1. Pre-application Discussion with Rochdale Borough Council  

A further pre-application meeting was held on January 25th 2023, with Rochdale Council’s Planning Officer, and the 

Applicant and their technical teams, to discuss the revised scheme for Castleton Sidings. A number of key themes 

were discussed including the layout, dwelling types, provision of green space, parking and highways, land for the 

ELR extension and consultation approach.  

The outcome of the meeting has helped inform the Applicant’s design evolution and engagement moving forward.  

3.2. Consultation with the Local Community and Rochdale Borough Council  

A second period of public consultation launched on Monday 6th March and ran until Monday 20th March 2023.  

3.2.1. Stakeholder Engagement  

A letter, attached at Appendix (C), was issued to local members and politicians to notify them of the proposals and 

advise of the public consultation before it formally launched. Members were also invited to meet with the team to 

discuss the  proposals and consultation in more detail. The details of the recipients of the letter can be found in Table 

3 below.  

Table 3: Recipients of the stakeholder letter  

Name Position  

Councillor Neil Emmott Leader of the Council  

Councillor John Blundell Portfolio Holder for Economy and Regeneration 

Councillor Aisling-Blaise Gallagher Ward member for Castleton   

Councillor Aasim Rashid Ward member for Castleton 

Councillor Billy Sheerin Ward member for Castleton  

Chris Clarkson MP Member of Parliament for Heywood and Middleton 

Meetings were held with the Castleton Ward Members and the Portfolio Holder for Economy and Regeneration. A 

summary of the meetings is included underneath.  

Castleton Ward Members   

• Date – Wednesday 1 March 2023  

• Location – Microsoft Teams (virtual) 
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• Attendance -  

o Members: Councillor Billy Sheerin, Councillor Aisling-Blaise Gallagher, Councillor Aasim Rashid 

o Kellen Homes: Mark Waite, Eleanor Ogilvie, George Ruffley  

• The discussion covered the following key themes: access via Fairways, impact on local roads, impact on 

increased traffic, potential traffic calming measures, and concerns over building on Green Belt.  

Portfolio Holder for Regeneration & Economy    

• Date – Thursday 9 March 2023  

• Location – Microsoft Teams & Lexington’s office (hybrid) 

• Attendance -  

o Members: Councillor John Blundell  

o Kellen Homes: Mark Waite, Eleanor Ogilvie 

• The discussion covered the following key themes: density of the dwellings, inclusion of the ecology park, 

sustainable transport links, parking provision, Rochdale Rail Corridor Strategy and impact of local roads. 

No response was received by the Leader of the Council or the site’s MP.  

3.2.2. Public consultation  

Local residents were notified of the consultation via a leaflet, a copy of which is provided at Appendix (D). The leaflet 

was distributed to around 1,200 residential and business addresses near the site on Monday 6th March. This 

distribution area ensured that those most likely to be interested in and affected by the proposals could have their say, 

i.e. those who live and work closest to the site. The extent of the consultation boundary is provided at Appendix (E) 

and the distributor’s GPS tracker for the leaflet is provided at Appendix (F). 

The leaflet provided an overview of the proposals, including scheme plans, the rationale for the scheme and the 

various feedback channels. 

A dedicated website, www.newhomesforcastleton.co.uk, was also launched on Monday 6th March. The website 

provided an overview of the plans, including the masterplan, illustrative designs of the scheme and frequently asked 

questions, as well as outlining the benefits that the proposals would bring to the area. Screenshots of the website is 

provided at Appendix (G). The website also provided a form, where visitors could submit their feedback, as well as a 

facility for those who wished to register their interest in a new home. This asked residents to specify what the type of 

housing they would like to see brought forward, if the proposals were to be approved. During the consultation period, 

21 feedback forms were received and 14 registrations of interest. Further details of the responses can be found in 

Section 3.3.  

A dedicated email address, castletonsidings@havingyoursay.co.uk, was established to receive feedback and answer 

enquiries from the public regarding the plans. During the public consultation, separate to the feedback forms, 21  

emails were received.  Further details of the responses can be found in Section 3.3. 

A Community Information Line was available throughout the consultation to provide an opportunity to speak with 

members of the development team during office hours (9:00 – 5:30pm) between Monday and Friday. An answerphone 

facility was available outside of office hours. No calls were received during the two week consultation period.  

3.3. Pre-Application Consultation Responses Summary 

This section provides an overview of the comments received from the consultation programme that was undertaken.  

In total, 59 pieces of feedback were received during the two week public consultation period, with Table 4 below 

summarising the various methods used by the public to provide their feedback or contribute to the consultation: 

http://www.newhomesforcastleton.co.uk/
mailto:castletonsidings@havingyoursay.co.uk


11 

 

Table 4: Feedback channels  

Method Number of Responses 

Email 21 

Group letter  1; 137 signatures (sent via email) 

Register of interest 14 

Online feedback form 23 

Total Feedback received  59  

 

The following sections provide a summary and analysis of the feedback received through each of the different means 

listed in Table 4. Free-text responses are analysed through a process called ‘coding’ to identify common high-level 

themes and enable the categorisation of comments in ‘codes’. The codes can then be analysed quantitatively to 

identify the most frequently occurring themes in the responses received.  

3.3.1. Responses via Email  

The Applicant received 21 email responses during the consultation period. The majority of them provided negative 

feedback towards the proposed Castleton Sidings, across a multitude of topics. The most frequently occurring topic 

was traffic and access, with opposition to using Fairway as the access point and concerns over the impact more houses 

would have on local roads mentioned 30 times. The rest of the feedback included five comments on oversubscribed 

local infrastructure such as medical services and local schools, three objection comments regarding parking, three 

responses with concerns over property value, two comments about the environmental impact, one comment with 

doubts over affordability and one comment as to the lack of need for new homes.  

Figure 1: Responses via Email  
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Email responses

Objection: traffic Objection: access/infrastructure

Objection: environmental impact Objection parking

Objection: not affordable Objection: oversubscribed local services

Objection: decrease in existing house value Objection: too many houses in Castleton
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3.3.2. Responses from the Online Feedback Forms 

The Applicant received 23 online feedback forms, however two submissions received did not contain any comments. 

Of the 21 forms which submitted comments, traffic proved to be the most contentious issue, with 14 people objecting 

to the development on that basis. Furthermore, 13 objections were received as to the access points and the local road 

networks, with some comments suggesting that the streets are “very narrow” and asking “what will happen if 

emergency vehicles are unable to gain access”.  

The impact on the local infrastructure such as medical services and schools was also cited six times, three people were 

worried as to the impact the development may have on the environment, two people suggested that too many homes 

are being proposed as Castleton is already overpopulated, and one individual flagged concerns as to the impact on 

property value if the development was approved. 

The Applicant also received five comments in support of the proposals, with respondents welcoming “affordable, 

modern homes” for Castleton, suggesting that “more housing is needed”. Two respondents said they were interested 

in buying a new home if built, with one of these suggesting that the proposal “looks excellent”, and “the houses look 

perfect”. One respondent also expressed their satisfaction about the provision to expand the East Lancashire Railway. 

Figure 2: Responses via the website   

 

3.3.3. Response from the Group Letter  

The Applicant received one letter drafted by an individual on the 17th March 2023, which received 137 signatures from 

residents neighbouring the site. Whilst the letter first welcomed “the building of new homes in Castleton”, it outlined 

issues that they felt should be considered further, including the access points and the narrowness of the local roads. 

They recommend that the planners look at “alternative points of access”, proposing that “the northern end of the site 

where a road exits at what used to be the Directors Public House on Heywood Road” is used instead.  
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Online Feedback Forms

Objection: traffic Objection: access/infrastrucure

Objection: oversubscribed local services Objection: environmental impact

Objection: too many houses Objection: house value

Supporter: supports the proposals
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The letter continues, suggesting that a ”road could lead directly onto the main road: Manchester Road” at the southern 

end of the site, which would “take the pressure off existing streets”. The letter also outlines concerns as to the local 

infrastructure such as school places and medical facilities, as well as the environmental impact of new homes. Finally, 

the letter questions what is meant by affordable, and advocates for more social housing to be included.  

The letter can be read in full at Appendix H, and list of those who signed the letter is attached at Appendix I. 

3.3.4. Registrations of interest 

The consultation website also provided a form where those interested in a potential property could share their details 

in the Register of Interest (ROI) form. The Applicant received 14 expressions of interest, indicating a demand for new 

homes in Castleton. Respondents were able to select how many bedrooms (two, three or four) they would want and 

select as many categories as they were interested in. Figure 3 provides a breakdown of the responses received, clearly 

demonstrating that three bedroom properties the most popular.  

Figure 3: Interest in different sized properties     

 

3.4. Response to Pre-Application Consultation Comments (2023) 

The Applicant is grateful to all those who took the time to respond to the public consultation. In accordance with best 

practice guidance, all of the comments received as part of the consultation exercise have been considered by the 

Applicant and its technical team. The most common topics, and the Applicant’s responses to them, are summarised 

in Table 5 below. 

Table 5: Applicant responses to issues   

Topic & Comments Received Response to Comments 

Transport: 

• Congestion issues 

• Concerns regarding access 

• Parking concerns  

• Construction traffic  

A Transport Assessment will be submitted alongside the planning 

application which is a formal document that considers access to the 

site, the impact of the traffic flows generated by the proposals, and 

identifies measures to prepare for and remedy any anticipated traffic 

implications.  

Eddisons Transport Solutions, the specialist transport consultant, 

completed a Transport Assessment and put forward what it considers 

to be the most appropriate access. In the current scheme design, this 

3
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7
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 residential access is proposed via Fairway. 

However, recognising the level of concern following feedback from 

stakeholders and residents, the Applicant and the technical team are 

liaising with the local highway authority to explore a potential 

Heywood Road access. Parking beat surveys have been completed, 

and the Council’s own highways consultants, Arcadis, will assess the 

best possible access for the site to ensure impact on the local 

community is minimised.  

The Applicant will continue to work alongside Highways Officers at the 

Council, as well as Arcadis, to understand how to best remedy any 

potential traffic implications throughout the application process. 

If the development is approved, construction vehicles will access the 

site via Heywood Road, limiting the impact on local roads before 

being handed to the ELR. 

Three additional points of access for pedestrians and cyclists are also 

proposed to the northern boundary of the site, offering connections 

from the Fairway estate and Castle Hawk Golf Club. New routes for 

those walking and cycling will weave through the site, following the 

old railway lines, and support more active methods of travel.  

 Social infrastructure: 

 

• Insufficient capacity in schools and 

healthcare services 

 

A financial S106 contribution may be sought during the course of the 

application where it is necessary to mitigate the impact of 

development. This would be discussed and agreed during the course 

of the application.  

Environmental considerations: 

• Pollution from additional cars 

• Impact on wildlife and biodiversity 

 

Some residents noted the potential environmental impact of the 

proposals, including the pollution from the additional cars which will 

be accommodating the site. The site is located in an extremely 

sustainable location, less than 1km from the major bus routes and 

Castleton train station linking into Rochdale and the wider Manchester 

area. The scheme has also been designed to promote active and 

sustainable modes of travel included new cycling and walking 

infrastructure. We hope that we can encourage new residents to utilise 

these links to help reduce the volume of cars on the local roads.  

Other residents noted the potential impact on wildlife in the area. The 

Applicant is pleased to support existing wildlife and habitats and will 

create an Ecology Park at the south-western end of the site. The park 

will be planted with a variety of trees, shrubs, grasses and wildflowers 

to allow wildlife to thrive, as well as providing plenty of spaces to sit 

and enjoy the local environment for the local community and future 

residents.  
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4. Summary 

Kellen Homes (the Applicant) has carried out a comprehensive programme of pre-application engagement and 

consultation in accordance with Rochdale Borough Council’s Statement of Community Involvement, the Localism Act 

2011, the National Planning Policy Framework, and national planning guidance.  

The Applicant has engaged with the local community and key stakeholders at multiple times, including holding two 

public consultation periods, to ensure ample opportunity to provide feedback on the scheme. Any opinions and 

concerns that have been raised throughout the process have been noted and summarised as part of this report, and 

considered by the Applicant to help inform the evolution of the design for the proposed new homes at Castleton 

Sidings.  

Over the two consultation periods, more than 70 pieces of feedback have been received by telephone, email, and 

from the website. The Applicant and the wider development team would like to extend their appreciation to all those 

who took part in the process and provided feedback on the plans.  

5. Next Steps  

Kellen Homes is committed to delivering a scheme that incorporates the views of the local community and has 

endeavoured to consider, as far as possible, comments raised whilst ensuring that the proposed development is viable 

and deliverable. Kellen Homes is now taking the time to consider the feedback received and review the proposals in 

that context, in collaboration with Rochdale Borough Council.  

Moving forward, Kellen Homes and members of their development team remain committed to continued engagement 

with local people and stakeholders, and as such all channels of communication will remain available throughout the 

planning process.  

 

  



16 

 

6. Appendices  

6.1. Appendix A – Consultation boundary in July 2021 
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6.2. Appendix B  - Community Leaflet 2021  
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6.3. Appendix C - Example letter to ward member 
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6.4. Appendix D – Community Leaflet 2023 
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6.5. Appendix E – Leaflet Distribution Area 2023 
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6.6. Appendix F – Distributor GPS Tracker 2023 
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6.7. Appendix G  – Public Website 2023 
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6.8. Appendix H – Letter of objection  
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6.9. Appendix I – Signatures 
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ENDS 

 


