
 
 

TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED) 
 

Full Planning Application 
 

APPLICATION REFERENCE: 25/00929/FUL 
 
 
 
 
 
 
 

 
 
Part I - Particulars of Application 
 
Proposal: Construction of 6 padel tennis courts (4 covered, 2 uncovered) and 

new clubhouse building with changing facilities, café and raised 
terrace area. Creation of new parking spaces and associated 
boundary treatments  

Location: Rochdale Cricket Lacross and Squash Club, Bridgefold Road 
Rochdale OL11 5BX 

Valid On: 4 December 2025 
 

DECISION: GRANT PLANNING PERMISSION SUBJECT TO THE FOLLOWING 
CONDITIONS: 

Condition(s) (15) 
 
 1 The development must be begun not later than the expiration of 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 by Section 51 of the Planning and 
Compulsory Purchase Act 2004.  

 
 2 The development hereby approved shall be carried out in accordance with 

the following drawings and documents hereby approved unless otherwise 
required by the conditions below:  

Plans:  
Drawing 005 revision C (Existing Location plan) 
Drawing 007 revision D (Proposed Site Plan) 
Drawing 008 revision A (Proposed Club House Floor Plans) 
Drawing 009 revision A (Proposed Elevations 1/2) 

Applicant 
Jordan Ingoe(Rochdale Padel Club Ltd) 
3 Byron Place  
34 Heyes Lane  
Alderley Edge  
SK9 7JY 
 

Agent 
Mr Richard Hobden (The Padel 
Architects) 
Unit 531 Salisbury House  
Finsbury Circus  
London  
EC2M 5AQ 
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Drawing 010 revision A (proposed Elevations 2/2) 
Drawing 011 revision A (Proposed Club House Elevations) 
 
Documents:  
Application form signed and dated 05.09.2025. 
Geo-Environmental Audit, Phase 1 Preliminary Risk Assessment, Report 
(Reference: rep-tjba-rochdale padel club-Phs1Env-090625.docx). 
Sports Lighting Assessment Report 
Environmental Lighting Impact Assessment Report (Document reference : 
SHD2310-SHD-HLG-ROCH-RP-EO-Lighting Assessment Report-R0) 
Noise assessment prepared by es Acoustics, Reference: 22315.NIA-
RPT.01, Dated: 4th December 2025 

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

 
 3 The approved Padel facility shall not be open outside the following hours: 

Monday to Friday 06:00 to 22:00, Saturday 07:00 to 22:00 and Sunday / 
Bank Holiday 08:00 to 21:00.  

Reason: In interests of amenity in order to reduce noise and general 
disturbance in accordance with Policy DM1of the adopted Rochdale Core 
Strategy.  

 
 4 The development hereby approved shall be carried out in full accordance 

with the recommendations set out in Section 8 of the submitted Sports 
Lighting Assessment Report. All lighting associated with the padel courts 
shall be switched off no later than 22:00 hours each day of the week and 
shall remain switched off until the approved padel facility reopens to users 
the following day.  

The lighting system shall be maintained in accordance with the approved 
specifications for the lifetime of the development, and no alterations shall be 
made to the lighting equipment or its operation without the prior written 
approval of the Local Planning Authority. 

Reason: In order to minimise potential risk to protected species and to 
protect residential amenity in accordance with Policy G7 and DM1 of the 
adopted Rochdale Core Strategy, Policy JP-G8 of the adopted Places for 
Everyone Joint Development Plan and the National Planning Policy 
Framework 
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 5 No tree or shrub clearance shall occur between the 1st March and 31st 
August in any year unless a detailed bird nest survey by a suitably 
experienced ecologist has been carried out immediately prior to works and 
written confirmation provided that no active bird nests are present, which 
has been agreed in writing by the Local Planning Authority. 

Reason: In the interests of preserving biodiversity within the site in 
accordance with Policy G7 of the adopted Rochdale Core Strategy, Policy 
JP-G8 of the adopted Places for Everyone Joint Development Plan and the 
National Planning Policy Framework. 

 
 6 No development shall take place (including any site clearance, demolition or 

preparation works) until a reasonable avoidance measures statement for 
amphibians and mammals has been submitted to and approved in writing by 
the Local Planning Authority. The development shall be carried out in 
accordance with the approved statement thereafter.  

Reason: In order to minimise potential risk to protected species and in 
accordance with Policy G7 of the adopted Rochdale Core Strategy, Policy 
JP-G8 of the adopted Places for Everyone Joint Development Plan and the 
National Planning Policy Framework.  

Reason for pre-commencement condition: site clearance poses a potential 
threat to amphibians and mammals which are protected under the Wildlife 
and Countryside Act 1981 and protective measures must therefore be 
agreed in advance.  

 
 7 No part of the development hereby permitted shall be occupied until a 

scheme of biodiversity enhancements pursuant to that phase of 
development has been submitted to and approved in writing by the Local 
Planning Authority. Such measure shall include, but not limited to, the 
provision of bird boxes within the woodland and bat bricks and/or tubes 
within the new woodland. The duly approved scheme shall be implemented 
in full prior to final occupation of the phase of development to which the 
measures relate 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, Policy JP-G8 of the adopted Places for Everyone Joint 
Development Plan and the National Planning Policy Framework.   

 

 
 8 The development shall not commence until a Habitat Management and 

Monitoring Plan (the HMMP) has been submitted to, and approved in writing 
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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. 

 
 9 No development shall take place until details of the extract ventilation and 

odour control equipment, plant and equipment, including details of any noise 
levels, noise control and external ducting has been submitted to and 
approved in writing by the Local Planning Authority. The development shall 
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be implemented in accordance with the approved details and thereafter 
maintained. 

Reason: To ensure that appropriate extract ventilation, odour control and 
noise mitigation measures are incorporated in order to protect the amenity 
of nearby residents and users, in accordance with Policy DM1 of the 
adopted Rochdale Core Strategy and the NPPF. 

 
 10 The development hereby approved shall not be brought into use until such 

time as details for the design of refuse/recycling bin store has been 
submitted to and approved in writing by the Local Planning Authority. The 
duly approved scheme shall be installed in complete accordance and made 
available for use prior to the approved development first being brought into 
use. The approved refuse and recycling scheme shall be retained as 
constructed for its intended use thereafter.  

Reason: In the interests of ensuring a satisfactory visual appearance to the 
development and in accordance with Policies P3 and DM1 of the adopted 
Rochdale Core Strategy, Policy JP-P1 of the adopted Places for Everyone 
Joint Development Plan, and the National Planning Policy Framework.  

 
 11 No development shall commence until proposals for either ground gas 

monitoring or gas protection measures which are to be incorporated into the 
proposed building to prevent the ingress of landfill gas or ground gas, have 
been submitted to, and approved in writing by, the Local Planning 
Authority.   

The development shall thereafter be completed in accordance with the 
approved details and a Verification Report confirming the installation of the 
approved protection measures shall be submitted to, and approved in 
writing by, the Local Planning Authority 

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, Policy JP-S1 of the adopted Places for Everyone 
Joint Development Plan and the National Planning Policy Framework.  

Reason for pre-commencement condition: Details of remediation will be 
required to ensure the safe development of the site during the construction 
and operation phases of the development. 

 
 12 The café/club room hereby approved shall serve only as an ancillary facility 

supporting the operation of the tennis padel facility and shall not be used, 
managed, or accessed as an independent planning unit. 
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Reason: To prevent an intensification or alteration of use that could give rise 
to impacts not assessed as part of this permission, and to safeguard 
highway safety, residential amenity and the town centre hierarchy, in 
accordance with Policy DM1 of the adopted Rochdale Core Strategy and 
the NPPF. 

 
 13 Prior to the commencement of development, details of a sustainable surface 

water drainage scheme and a foul water drainage scheme shall be 
submitted to and approved in writing by the Local Planning Authority. The 
drainage schemes must include:  

i An investigation of the hierarchy of drainage options in the National 
Standards for Sustainable Drainage Systems (or any subsequent 
amendment thereof). This investigation shall include evidence of an 
assessment of ground conditions and the potential for infiltration of surface 
water;  

ii A restricted rate of discharge of surface water agreed with the local 
planning authority (if it is agreed that infiltration is discounted by the 
investigations);  

iii Levels of the proposed drainage systems including proposed ground and 
finished floor levels in AOD;  

iv Incorporate mitigation measures to manage the risk of sewer surcharge 
where applicable; and  

v Foul and surface water shall drain on separate systems.  

The approved schemes shall be in accordance with the National Standards 
for Sustainable Drainage Systems (2025) or any subsequent replacement 
national standards.  

Prior to occupation of the proposed development, the drainage schemes 
shall be completed in accordance with the approved details and retained 
thereafter for the lifetime of the development.  

Reason: To promote sustainable development, secure proper drainage and 
to manage the risk of flooding and pollution. 

 
 14 The development hereby approved shall be constructed in materials as 

detailed on the approved elevation Drawing 011 revision A (Proposed Club 
House Elevations) and as detailed with the submitted application form 
signed and dated 05.09.2025. 

Reason: In the interests of ensuring a satisfactory visual appearance to the 
development and in accordance with Policies P3 and DM1 of the adopted 
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Rochdale Core Strategy, Policy JP-P1 of the adopted Places for Everyone 
Joint Development Plan, and the National Planning Policy Framework.  

 
 15 The car parking, servicing and other vehicular access arrangements shown 

on the approved plans to serve the development hereby permitted shall be 
made fully available for use prior to the development being first brought into 
use and shall be retained thereafter for their intended purpose.  

Reason: In the interest of highway safety and the free flow of traffic and in 
accordance with Policies T2 and DM1 of the adopted Rochdale Core 
Strategy, Policy JP-C8 of the adopted Places for Everyone Joint 
Development Plan and the National Planning Policy Framework. 

 
Approval Reason(s) (1) 
 
 1 Procedure Statement  

The proposal complies with the development plan and would improve the 
economic, social and environmental conditions of the area. It therefore 
comprises sustainable development and the Local Planning Authority 
worked proactively to issue the decision without delay. 

 
 
 
Date of Decision: 27/02/2026 
 
Melanie Hale 
Head of Planning 
 
 
IMPORTANT  
PLEASE ENSURE THAT YOU HAVE READ AND FULLY UNDERSTOOD THE 
CONTENTS OF THIS DECISION NOTICE. YOUR ATTENTION IS DRAWN TO 
THE ATTACHED NOTES. 
 
INFORMATIVE: 
The Local Planning Authority’s reasons for its decision are set out in the 
accompanying officer’s report.  
 
Your attention is drawn to the following (3) 
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 1 BIODIVERSITY NET GAIN 

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 
1990 is that planning permission granted for development of land in England is 
deemed to have been granted subject to the condition (biodiversity gain condition) 
that development may not begin unless:  

(a) a Biodiversity Gain Plan has been submitted to the planning authority,  

and;  

(b) the planning authority has approved the plan.  

The planning authority, for the purposes of determining whether to approve a 
Biodiversity Gain Plan, if one is required in respect of this permission would be 
Rochdale Council. 

Based on the information available this permission is considered to be one which 
will require the approval of a biodiversity gain plan before development is begun 
because none of the statutory exemptions or transitional arrangements listed 
below are considered to apply.   

Statutory exemptions and transitional arrangements in respect of the biodiversity 
gain condition. 

1. The application for planning permission was made before 12 February 2024. 

2. The planning permission relates to development to which section 73A of the 
Town and Country Planning Act 1990 (planning permission for development 
already carried out) applies.  

3. The planning permission was granted on an application made under section 73 
of the Town and Country Planning Act 1990 and  

(i) the original planning permission to which the section 73 planning permission 
relates* was granted before 12 February 2024; or 

(ii) the application for the original planning permission* to which the section 73 
planning permission relates was made before 12 February 2024. 

4. The permission which has been granted is for development which is exempt 
being:  

4.1 Development which is not 'major development' (within the meaning of article 
2(1) of the Town and Country Planning (Development Management Procedure) 
(England) Order 2015) where: 

i) the application for planning permission was made before 2 April 2024;   
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ii) planning permission is granted which has effect before 2 April 2024; or  

iii) planning permission is granted on an application made under section 73 of the 
Town and Country Planning Act 1990 where the original permission to which the 
section 73 permission relates* was exempt by virtue of (i) or (ii).  

4.2 Development below the de minimis threshold, meaning development which: 

i) does not impact an onsite priority habitat (a habitat specified in a list published 
under section 41 of the Natural Environment and Rural Communities Act 2006); 
and 

ii) impacts less than 25 square metres of onsite habitat that has biodiversity value 
greater than zero and less than 5 metres in length of onsite linear habitat (as 
defined in the statutory metric). 

4.3 Development which is subject of a householder application within the meaning 
of article 2(1) of the Town and Country Planning (Development Management 
Procedure) (England) Order 2015. A ""householder application"" means an 
application for planning permission for development for an existing dwellinghouse, 
or development within the curtilage of such a dwellinghouse for any purpose 
incidental to the enjoyment of the dwellinghouse which is not an application for 
change of use or an application to change the number of dwellings in a building. 

4.4 Development of a biodiversity gain site, meaning development which is 
undertaken solely or mainly for the purpose of fulfilling, in whole or in part, the 
Biodiversity Gain Planning condition which applies in relation to another 
development, (no account is to be taken of any facility for the public to access or 
to use the site for educational or recreational purposes, if that access or use is 
permitted without the payment of a fee). 

4.5 Self and Custom Build Development, meaning development which: 

i) consists of no more than 9 dwellings; 

ii) is carried out on a site which has an area no larger than 0.5 hectares; and 

iii) consists exclusively of dwellings which are self-build or custom housebuilding 
(as defined in section 1(A1) of the Self-build and Custom Housebuilding Act 
2015). 

4.6 Development forming part of, or ancillary to, the high speed railway transport 
network (High Speed 2) comprising connections between all or any of the places 
or parts of the transport network specified in section 1(2) of the High Speed Rail 
(Preparation) Act 2013. 

*original planning permission means the permission to which the section 73 
planning permission relates"" means a planning permission which is the first in a 
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sequence of two or more planning permissions, where the second and any 
subsequent planning permissions are section 73 planning permissions. 

For the purposes of paragraph 13 (a) above, a biodiversity gain plan is a plan 
which: 

(a) relates to development for which planning permission is granted,  

and; 

(b) specifies the matters referred to in sub-paragraph 14(2) below: 

The matters are: 

(g) information about the steps taken or to be taken to minimise the adverse effect 
of the development on the biodiversity of the onsite habitat and any other habitat; 

(h) the pre-development biodiversity value of the onsite habitat; 

(i) the post-development biodiversity value of the onsite habitat; 

(j) any registered offsite biodiversity gain allocated to the development and the 
biodiversity and the biodiversity value of that gain in relation to the development; 

(k) any biodiversity credits purchased for the development; and 

(l) any such other matters as the Secretary of State may by regulations specify. 

 2 ADVERTISEMENT CONSENT INFORMATIVE: 

Should it be intended to display any advertisement at the premises, the applicant 
is advised to contact the Local Planning Authority with details to establish whether 
a separate application is required for approval under the Advertisement 
Regulations (2007). 

 3 ECOLOGY INFORMATIVE: 

The applicant is reminded that, under the Wildlife and Countryside Act 1981 as 
amended it is an offence to remove, damage, or destroy the nest of a wild bird, 
while the nest is in use or being built. Planning consent does not provide a 
defence against prosecution under this act. If a birds nest is suspected work 
should cease immediately, and a suitably experienced ecologist employed to 
assess how best to safeguard the nest(s). 

 

Notes 

1 The decision is for planning purposes only and for no other. It does not grant 
approval under any other regulatory regime, including the building regulations. 
Separate approvals may be required. 
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2 This permission does not give any legal right to carry out the development on, 
over or under land owned by or contrary to the rights of another person. You 
are advised to seek independent legal advice Your attention is also drawn to 
the Party Wall Act. 

3 If you are unhappy with the decision to grant permission subject to conditions 
you can appeal to the Secretary of State under section 78 of the Town and 
Country Planning Act 1990. Details of how to appeal can be obtained from the 
Planning Inspectorate, Customer Support Unit, Temple Quay House, 2 The 
Square, Temple Quay, Bristol BS1 6PN or via their website at 
https://www.gov.uk/government/publications/planning-appeals-procedural-guide. 

4 If permission to develop land is granted subject to conditions, whether by the 
Council or by the Secretary of State and you, as owner of the land, claim that it 
has become incapable of reasonable beneficial use, you may serve a Purchase 
Notice on the Council requiring the Council to purchase your interest in 
accordance with the provision of Part IV of the Town and Country Planning Act 
1990. 

5 Some conditions attached to a grant of permission may require you to submit 
details and/or information before you start work. Please note that we aim to 
deal with these requests within 8 weeks. There is a fee for 'approval of details 
reserved by a condition'. These fees are set by Government and the current 
level can be found at: 
https://1app.planningportal.co.uk/FeeCalculator/Standalone?region=1.  

  

https://www.gov.uk/government/publications/planning-appeals-procedural-guide.
https://1app.planningportal.co.uk/FeeCalculator/Standalone?region=1.

