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Officer Report

	Case Reference:
	24/01120/FUL

	Location:
	Lancashire Dog Training And Behaviour Centre 
Bamford Road
Heywood
Rochdale
OL10 4TF

	Proposal:
	Demolition of existing building and erection of three storey building comprising 6no. two bed apartments with associated car parking, boundary treatments, bin store and landscaping

	Recommendation:
	Approve with Conditions

	Officer: 
	Anna Hayes
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Access and Highway Safety 

Paragraph 116 of the NPPF states that “Development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network, following mitigation, would be severe, taking into account all reasonable future scenarios”.

Policy T2 of the adopted Core Strategy seeks to improve accessibility by locating development where good access to public transport is available or can be provided and, in all circumstances, prioritises the safety, accessibility and amenity of those who live or have business in the area. Policy DM1 also states that all development proposals should provide satisfactory vehicular access with adequate parking, manoeuvring, and servicing arrangements taking into account of the proposed use and location.

The Local Highway Authority (LHA) have been consulted on the application and raise no objections. However, to improve vehicular movements within the site, the number of parking spaces was reduced from six to five, even though this change was not specifically required by the LHA. It was considered that this adjustment would provide improved manoeuvrability throughout the development, reducing potential congestion at the rear of the site, thereby facilitating better access for residents and improving amenity. Rear access has been incorporated into the design to ensure pedestrians have a safe route to the residential units, despite the fact that such provision was not mandated by the LHA. This enhancement supports the safety and convenience of future occupants. Additionally, discrete bin storage with pedestrian access is provided to the rear of the site. This ensures that residents can easily and safely access waste disposal facilities, contributing to the overall amenity of the site. There are no traffic regulation orders along Bamford Road that prevent on-street parking. Officers acknowledge the concerns and objections raised regarding parking availability. Within the development, five parking spaces are provided, and officers recognise that the lawful use of the site as a dog groomers has historically resulted in regular arrivals and departures, as well as parking for dog drop-off and collection. When considered against the existing circumstances, the proposal is considered to be acceptable. 

Overall, the scheme is found to be compliant with the NPPF, in particular paragraph 116 in respect of highway safety and access and subject to conditions, would not be in conflict with Policy T2 of the Core Strategy. 
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Amenity

At paragraph 135, the NPPF outlines the importance of planning in securing good standards of amenity for future and existing occupiers of land and buildings. Core Strategy policies DM1, G9, C1 and C6 cumulatively seek to reduce air and noise pollution, and DM1 in particular requires development to not adversely affect the amenity of residents or users through visual intrusion, overbearing impact, overshadowing or loss of privacy. 

The Council’s Supplementary Planning Document (SPD) ’Guidelines and Standards for Residential Development’, which establishes minimum space standards will be applied to all new residential developments and development which affect existing residential properties.

The minimum space standard set out in paragraph 4.1 of the SPD:

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 

iii.	(10m between a principal window and any directly facing single storey elevation which does not contain a principal window to a habitable room.

The SPD advises that exceptions to these minimum space standards may be acceptable in some circumstances and applications will be considered on their individual merits. For example, where the character and density of the surrounding area would be best preserved by reduced distances and this would not detract from the general levels of privacy and amenity typical in the area, then exceptions may be made.

The proposed apartment block is to be situated around 11.75m in distance from the rear boundary shared with 1 Bamford Heights View, and exceeds the minimum requirement of 10.5m, to prevent undue overlooking of the neighbour’s garden. With no directly facing principal windows of habitable rooms opposite, the proposal complies with 4.1 (i). 

It is noted, however, that the gable end of 1 Bamford Heights View has an upper roof level habitable room window roughly 20m from the nearest proposed rooflight and about 16-17m from the closest first floor rear window of apartment no.3. As the neighbouring property is offset to the rear of the proposed apartment block, the spatial relationship between the two buildings is angled, reducing the opportunity for direct sightlines. Additionally, the window in the neighbouring building is set higher than those of apartment 3, reducing the opportunity for overlooking. Overall, the arrangement between the buildings is considered acceptable on balance.

The neighbouring property to the south, No. 70 Bamford Road, would not be unduly affected by the proposed apartment building. Although there are two north facing side windows in the elevation of No. 70, these are understood to serve non habitable rooms (a garage and utility space). The primary outlook from the bungalow’s habitable rooms is taken from windows to the front and rear elevations, and these would remain unaffected by the proposed development. As such, the siting and orientation of the two properties ensure that the proposal would not result in any unacceptable loss of privacy, outlook or amenity for the occupants of No. 70. The north facing side elevation of No.70 does contain two windows and these are understood to both serve non-habitable rooms (garage and utility room). 

Little Oaks Nursery to the north of the site will not be principally affected by the development, in terms of light, outlook and privacy. The main outdoor space associated with the nursery is located further north on the other side of the nursery building.

Overall, design revisions ensure that the above minimum recommended standards are achieved and the proposal is found to be acceptable, subject to conditions, in relation to residential amenity. 

Future Occupiers

The Government’s technical housing standards (THS)– nationally described space standard document sets out requirements for the Gross Internal (floor) Area of new dwellings at a defined level of occupancy as well as floor areas and dimensions for key parts of the home, notably bedrooms, storage and floor to ceiling height.

The proposals comprise of the following units

Apartment 1 - 61.8m² - 2 Bedroom, 3 Person

Apartment 2 - 50m² - 1 Bedroom, 2 Person

Apartment 3 - 65m² - 2 Bedroom, 3 Person

Apartment 4 - 65m² - 2 Bedroom, 3 Person

Apartment 5 - 53m² - 1 Bedroom, 2 Person

Apartment 6 - 53m² - 1 Bedroom, 2 Person

All of the units meet the required minimum standards prescribed by the THS. All habitable rooms have access to natural light and ventilation. The bedrooms for apartments 5 and 6 are served only by rooflights however are appropriately position within the roof plane to offer an outlook. The main living space within units 5 and 6 are served by a standard window to the principal elevation. It is therefore found that all dwellings would provide for a good standard of amenity and living conditions in this regard. 

The proposal is therefore considered to be in accordance with Core Strategy policy DM1 and paragraph 135 of the NPPF in regard to amenity.
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Conclusion

The proposal would make effective use of underutilised, previously developed land in a sustainable location and would make a valuable contribution to housing supply within the Borough. The proposal is also found to be acceptable in relation to visual and residential amenity, highway safety and subject to conditions would meet ecological and drainage requirements. The development is therefore found to be acceptable in relation to policy DM1 of the adopted Core Strategy and the NPPF. The recommendation is therefore approval of planning permission subject to conditions.  
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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.
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Protected species can turn up in unexpected places and the granting of planning permission does not negate the need to abide by the laws which are in place to safeguard biodiversity. An informative should be used so that the applicant is aware that they must seek ecological advice should they find or suspect that the proposals will impact on protected species. 
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Work that will impact on habitats where nesting birds may be present (for example demolition of buildings), should not be undertaken in the main bird nesting season (March – August) unless suitable checks for active bird nests have been undertaken.
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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).
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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 

Site Location Plan 1:1250

Drawing number 22.2892.2L Proposed Site Plan 

Drawing number 22.2892.5H Proposed Floor Plans 

Drawing number 22.2892.7K Proposed Elevations 

Drawing number 22.2892.6E Proposed Site Section 

Documents 

Noise Impact Assessment prepared by Soundscape dated 26.08.2024.

Bat Survey Report and Method Statement (European Protected Species (Bats) Reasonable Avoidance and Mitigation Measures Lancashire Dog report dated 01.07.2025).

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. 
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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. 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, Policy JP-S4 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: Drainage infrastructure will need to be implemented prior to commencement of above ground works and a scheme therefore needs to be agreed in advance of the same.
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A watching brief for contamination shall be maintained when carrying out the approved development. If contamination is not suspected, found or caused during development, a completion letter to confirm the absence of contamination shall be submitted to and approved in writing of the Local Planning Authority prior to the first use or occupation of the approved development. 

In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing immediately to the Local Planning Authority. An investigation and risk assessment must be undertaken and where remediation is necessary a remediation scheme must be prepared, which 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. 
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No above ground works shall take place until such time as a detailed specification of materials to be used externally in the construction of the development have first been submitted to and approved in writing by the Local Planning Authority. Such details shall include the type, colour and texture of the materials. A built sample of the external facing materials shall be made available for viewing on site. The development shall be carried out in accordance with the duly approved details 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. 
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No above ground works shall take place until full product specifications for the windows, external doors, roof lights, and detailed designs of the window and door reveals, at a scale of not less than 1:50, to be used on the development hereby approved, have been submitted to and approved in writing by the Local Planning Authority. The windows and doors shall be installed in accordance with the approved details 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. 
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Notwithstanding the details shown on the approved plans, no development shall take place until full details of both hard and soft landscaping works have been submitted to and approved in writing by the Local Planning Authority. The details shall include the formation of any banks, terraces or other earthworks, hard surfaced areas and materials, planting plans, specifications and schedules (including planting size, species and numbers/densities) and a scheme for the timing / phasing of implementation works.  

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 planted or retained in accordance with this condition which are removed, uprooted, destroyed, die or become severely damaged or become seriously diseased within 5 years of planting shall be replaced within the next planting season 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 and the nature of the proposed development and in accordance with Core Strategy Policies G6 and G7, Policies JP-G6 and JP-G7 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework. 
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Notwithstanding any details submitted as part of the application, 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, have been submitted to and approved in writing by the Local Planning Authority. Any structures shall be installed in accordance with the approved details prior to the first occupation of the approved development and retained 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. 
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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. 
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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. 
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No part of the development hereby permitted shall be occupied until a scheme of biodiversity enhancements has been submitted to and approved in writing by the Local Planning Authority. Such measure shall include, but not limited to, the provision of two Greenwood Eco Habitats two crevice bat boxes to be integrated to the fabric of the building hereby approved. 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.
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The demolition of all existing buildings on site shall be carried out in accordance with the reasonable avoidance measures as set out in the submitted Bat Survey Report and Method Statement (European Protected Species (Bats) Reasonable Avoidance and Mitigation Measures Lancashire Dog report dated 01.07.2025).

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. 
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The development hereby approved shall be constructed in accordance with the noise mitigation measures set out within Noise Impact Assessment prepared by Soundscape dated 26.08.2024 to achieve the following internal and external noise levels:

		35 dB(A) Leq (16 hour) in the bedrooms with windows shut and other means of ventilation provided between 7 am and 11pm;

		30dB(A) Leq 8 hour in the bedrooms with windows shut and other means of ventilation provided between 11pm and 7am;

		35 dB(A) Leq (16 hour) in the living room/s with windows shut and other means of ventilation provided between 7 am and 11pm;

		40dB(A) Leq (16 hour) in other habitable rooms with windows shut and other means of ventilation provided at all times.

		Noise in external amenity areas shall not exceed 57 dB(A).



No part of the development shall be occupied until such time as a verification report has been submitted to and approved in writing by the Local Planning Authority to confirm that the approved ventilation and acoustic measures have been implemented to achieve the required maximum noise levels. The noise attenuation measures shall be retained as installed thereafter. 

Reason: To safeguard the amenities of residents in order to comply with the requirements of Policies G9 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.
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Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), or any equivalent Order following the amendment, re-enactment or revocation thereof, prior to first occupation of the building hereby approved, all windows to the side elevations facing north and south on the development hereby approved shall be fitted with textured glass, which obscuration level is no less than Level 3 of the Pilkington Glass scale (or equivalent), and shall be non-opening below 1.7m from the internal floor level. The windows shall be retained as such thereafter:  

Reason: In the interest of amenity and in compliance with Policy 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.
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All construction work associated with the development hereby permitted shall only take place between 08:00am and 18:00pm on Mondays to Fridays, between 09:00am and 14:00pm on Saturdays and not on Sundays or Bank or other National Public Holidays. 

Reason: In the interests of the amenity of the area and adjoining and nearby residential properties. 
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Ecology and Biodiversity

Paragraph 187 of the NPPF states that the planning policies and decisions should contribute to and enhance the natural and local environment. 

In England, biodiversity net gain is required under a statutory framework introduced by Schedule 7A of the Town and Country Planning Act 1990. Under the statutory framework for biodiversity net gain, subject to some exceptions including 'developments below the threshold’, every grant of planning permission is deemed to have been granted subject to the condition that the biodiversity gain objective is met. This objective is for development to deliver at least a 10% increase in biodiversity value relative to the pre-development biodiversity value of the onsite habitat. This increase can be achieved through onsite biodiversity gains, registered offsite biodiversity gains or statutory biodiversity credits. 

PfE Policy JP-G8 also states that through local planning and associated activities a net enhancement of biodiversity resources will be sought where relevant. Development will be expected to achieve a measurable net gain in biodiversity of no less than 10%. In this instance, GMEU have confirmed that the application is below the de-minimis threshold and therefore statutory BNG does not apply. 

Greater Manchester Ecology Unit (GMEU) have also confirmed that the submitted bat emergence survey confirmed that no evidence of bats was recorded roosting in the building proposed for demolition. GMEU are therefore satisfied that no further information is required with regard to protected species. It is however recommended that the demolition is carried out in line with the Reasonable Avoidance Measures provided in the bat survey, and that proposed bat boxes are secured via an appropriate condition for ecological enhancements.

Subject to reasonable and necessary conditions, the scheme is in accordance with the NPPF in regard to ecology and biodiversity matters. 

Drainage and Flood Risk

The site is located within Flood Zone 1, having a less than 1 in 1,000 annual probabilities. The application is supported with a Drainage Report (ref: 2833-5 rev A Jan 2026). The LLFA have confirmed that the proposals are for a soakaway/infiltration solution which is acceptable in principle and can therefore be conditioned. United Utilities also recommend that a suitable drainage scheme is secured by condition.

A pre-commencement condition is recommended on this basis in order to promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution, in accordance with Policy G8 of the adopted Rochdale Core Strategy, Policy JP-S4 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.

Land Contamination

Paragraph 180 of the NPPF seeks to prevent new and existing development from contributing to, being put at unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, water or noise pollution or land instability. Core Strategy Policy G9 similarly seeks to ensure that sensitive new forms of development are not adversely affected by existing sources of pollution.

The applicant employed a consultant to undertake a Contaminated Land Phase One Desk Study (Report No: 2832-1, Martin Environmental Solutions Ltd). The Council’s Environmental Health Officer has reviewed this documentation and has confirmed that the submitted report and recommendation Watching Brief is acceptable – a letter report which should include pictures of the ground conditions to confirm no unexpected contamination was identified should be submitted. It is noted that should contamination be identified, a suitably qualified and experienced consultant should be instructed to undertake an assessment and recommend appropriate remedial measures. 

On this basis, the Council’s Environmental Health Officer has no objection to the development subject to the submission of a Watching Brief for contamination is submitted to the LPA for approval, in order 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. 




On the basis of the above recommendations, there is no objection from a contaminated land perspective. 




Noise




Core Strategy policy G9 sets out the Council’s requirements approach to all forms of pollution including the risk of noise, as they relate to new development.  




The application is supported by a Noise Impact Assessment which concluded that based on the measured noise levels, the site along Bamford Road, is exposed to moderate to high levels of noise from road traffic, particularly during the daytime. Implementing the proposed sound attenuation measures, as detailed within the report, will help achieve acceptable internal noise levels for the residential apartments, in line with current standards and guidelines.




On this basis, the Council’s Environmental Health Officer confirms no objection in principle to the proposals, subject to a condition requiring the development to be built in line with the requirements of the NIA to achieve the following internal and external noise levels, with validation testing carried out prior to first occupation: 




•	35 dB(A) Leq (16 hour) in the bedrooms with windows shut and other means of ventilation provided between 7 am and 11pm;

•	30dB(A) Leq 8 hour in the bedrooms with windows shut and other means of ventilation provided between 11pm and 7am;

•	35 dB(A) Leq (16 hour) in the living room/s with windows shut and other means of ventilation provided between 7 am and 11pm;

•	40dB(A) Leq (16 hour) in other habitable rooms with windows shut and other means of ventilation provided at all times.

•	Noise in external amenity areas shall not exceed 57 dB(A).




In the interests of the amenity of the area and adjoining and nearby residential properties, a condition is also recommended controlling the construction working hours to 08:00am – 18:00 Mondays to Fridays, between 09:00am and 14:00pm on Saturdays and not on Sundays or Bank or other National Public Holidays.
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Principle

The application site is situated within the defined urban area, as designated by the UDP Proposals Map (Policy G/D/1). In such locations, the Core Strategy (CS) actively encourages new housing development particularly where there is good access to existing facilities and infrastructure (policy SP2). This is echoed in policies C1, C2 and DM1 of the CS. Policy C3 of the Core Strategy seeks to provide a range of housing types to meet different needs, and at densities that make efficient use of land. 

The site would repurpose an existing brownfield site, amongst existing residential uses, within a sustainable urban location within 135m of Heywood’s defined Town Centre. Whilst Rochdale can presently demonstrate a 5-year housing land supply, this does not preclude the delivery of additional housing. The need for boosting housing in urban areas is clearly set out in National Policy. The opportunity to develop the site for 6 apartments would offer a positive contribution to housing land supply, in accordance with Core Strategy Policy C1 and PfE policy JP-H4, which should be apportioned due weight in the decision-making process.

Overall, the site is location with a dense urban area of Heywood, with fair ease of access to a range of services and facilities, with access to regular public transport services within walking distance of the site. The proposal would make use of previously developed land and would make a valuable contribution to housing supply within the Borough. It is considered that the principle of development is therefore acceptable in accordance with saved Policy G/D/1 of the Rochdale Unitary Development Plan, Strategic Policies C1, C3 and SD1 of the adopted Rochdale Core Strategy and the requirements of the National Planning Policy Framework in respect of housing supply and sustainability. 

Further development control matters are considered in more detail below, including amenity, highway safety, and environmental and biodiversity considerations. 
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SITE

The application site relates to an existing dog training centre on Bamford Road in Heywood. The site is occupied by a single storey pitched roof building with a small grassed area to the front. The site is enclosed to the front by a low rise stone wall with railings above. 

The site is located in a mixed character area though is predominately residential. A two storey residential property shares the common boundary to the rear (east), No.1 Bamford Heights View, beyond which are the Bamford Road/Queens Park Road allotment gardens, with a residential bungalow property located immediately to the south. North of the site is Little Oaks Heywood nursery. West of the site, on the opposite side of Bamford Road, is Heywood Sports Village.

The site is located within the defined urban area in a highly sustainable location with ease of access to local amenities and transport facilities. 

PROPOSAL

Planning permission is sought for the demolition of the existing single storey building and the erection of a 2.5 storey building to accommodate 6 apartments with ancillary car parking and landscaping. The six apartments would comprise of 3no. 2 bed apartments and 3no. 1 bed apartments.

The proposed 2.5 storey building is orientated such that it would front onto Bamford Road to the west with a small garden area to the front of the plot, with off-street parking for 6 vehicles and bin storage located to the rear. Proposed materials comprise of a mix of a red multi facing brick, with blue/black brick soldier coursing detailing, under a grey hipped roof with a flat top.

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF) 

Chapter 2 Achieving sustainable development

Chapter 5 Delivering a sufficient supply of homes

Chapter 9 Promoting sustainable transport

Chapter 11 Making effective use of land

Chapter 12 Achieving well-designed places

National Planning Practice Guidance (NPPG)

Development Plan

Planning decisions should be made in accordance with the development plan unless material considerations indicate otherwise and the NPPF does not change the statutory status of the development plan as the starting point for decision making.

The development plan for the proposal consists of the Places for Everyone (PfE) Joint Development Plan, Rochdale Core Strategy (CS), adopted 2016, and saved Unitary Development Plan (UDP) policies. The Council also has an adopted series of Supplementary Planning Documents and Supplementary Guidance Notes, which are other material considerations.

Places for Everyone Joint Development Plan (PfE) (2024)

Sustainable and Resilient Places

JP-S1 Sustainable Development

JP-S2 Carbon and Energy

JP-S3 Heat and Energy Networks

JP-S4 Flood Risk and the Water Environment

JP-S5 Clean Air

JP-S6 Resource Efficiency

Places for Homes

JP-H1 Scale, Distribution and Phasing of New Housing Development

JP-H2 Affordability of New Housing

JP-H3 Type, Size and Design of New Housing

JP-H4 Density of New Housing

Greener Places

JP-G1 Landscape Character

JP-G8 A Net Enhancement of Biodiversity and Geodiversity

Places for People

JP-P1 Sustainable Places

Connected Places

JP-C6 Walking and Cycling

JP-C8 Transport Requirements of New Development

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

C6 Improving health and well-being

SO3 Improving design, image and quality of place

P1 Improving image

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

G9 Reducing the impact of pollution, contamination and land instability

SO5 Improving accessibility and delivering sustainable transport

T2 Improving accessibility

Managing delivery and monitoring progress

DM1 General Development requirements

SD1 Delivering sustainable development

Rochdale Unitary Development Plan (UDP) 

G/D/1 Defined urban area

G/W/1 Waste Management

EM/3 Noise and New Development

EM/7 Development and Flood Risk

EM/8 Protection of Surface and Ground Water

Other

The following Supplementary Planning Documents (SPD) are also relevant:

-	Guidelines & Standards for Residential Development SPD, June 2016; and,

-	Residential Design Guide SPD.

Also of relevance are:

-	National Design Guide (2019) (Ministry of Housing, Communities and Local Government); and,

-	Department for Communities and Local Government – Technical housing standards - nationally described space standard

RELEVANT SITE HISTORY

No recent relevant planning history.

CONSULTATION RESPONSES

Highways And Engineering  

Confirms no objection to the proposal. 

Env Health - Noise/Odours  

No objection to the proposal. Recommends that the development is constructed in line with the requirements of the submitted noise impact assessment.

Urban Design  

No objection subject to conditions including provision of a sample panel of proposed materials to be made available on site.

United Utilities  

No objection subject to condition requiring the submission of a sustainable surface water drainage scheme and a foul water drainage scheme to be submitted for approval.  

Lead Local Flood Authority/Drainage  

No objection subject to condition requiring the submission of a sustainable surface water drainage scheme and a foul water drainage scheme to be submitted for approval.  

Environmental Control (Landfill Gas)  

No objection subject to the submission of a watching brief and evidence to confirm that no unexpected contamination was identified should be submitted for approval.  

Greater Manchester Ecology Unit  

No objection, provided certain conditions are met, including that demolition follows the RAMs outlined in the submitted bat survey and that details about the installation of bat boxes are provided.  

REPRESENTATIONS

In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015, the application has been advertised by neighbour notification letters and site notice.

The council received a total of 11 representations, including 4 letters of objection, 6 letters of support and 1 neutral representation. The comments have been summarised below:

Objections:

Visual Amenity:

-	Disrupt the uniform skyline and aesthetic harmony of the area

-	Create a precedent for future developments that may further affect the character of the neighbourhood

-	The proposed scale and density of the building represent an overdevelopment of the very small site with a small development footprint

-	A smaller 2 storey project would be suitable for the area

-	Consideration should first be given for development at the abandoned Bamford squash premises and land.

Residential Amenity:

-	Overshadow neighbouring properties, causing loss of light and privacy

-	Block of flats will block out light with direct overlooking to kitchen and bedrooms

Traffic and Parking Matters:

-	The development is likely to exacerbate existing traffic and parking problems in the area;

-	Insufficient onsite parking provisions may lead to an overflow of parking on surrounding streets which are already very congested;

-	Problems during the construction period and post-completion will pose safety risks to pedestrians, particularly children as there is a nursery located right next to the site;

-	Concerns as to where visitors will park

Construction Impacts

-	Noise, dust and disruption to residents. Next door to the proposed development location is a rehabilitation home with elderly and disabled people living there with a nursery on the other side

-	Potential damage to surrounding properties due to heavy machinery and excavation activities. 

Lack of Community Consultation:

-	No contact has been made with the community or neighbours

-	Inadequate engagement with local residents regarding the proposal

Support:

-	This build would increase the opportunities available to people seeking more new affordable housing in the area;

-	The demolition of the existing building and the building of a new modern complex will greatly improve the look of the local neighbourhood and standard of the area;

-	The existing business can relocate easily within the local area;

-	Will benefit the area, there's a great need for affordable housing in Heywood and it's close to amenities I.e. schools, leisure facilities, supermarkets, medical facilities at the top of the road and public transport;

-	These apartments would be ideally placed due to their close proximity to all amenities transport Heath care, sports centre supermarket and schools.

-	There is a serious lack of affordable housing close to amenities in the area

Officer response:

-	Problems arising from the construction period of any works e.g. noise, dust, construction vehicles, hours of working (covered by Control of Pollution Acts) are not a material planning consideration and not relevant to the decision. 

-	In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015, the application has been advertised by neighbour notification letters and site notice. Any community engagement and consultation prior to the submission of the application lies with the choice of the applicant. Officers also made two separate site visits, including visiting the neighbouring property to the east

-	As detailed within the submitted application form, the proposal comprises 6no. Apartments for ‘Market Housing’ and would not fall within the category of ‘Affordable Home Ownership’. 
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Design

One of the core planning principles of the NPPF is to always seek to secure high quality design. Section 12 of the NPPF places particular emphasis on achieving high quality design and section 16 places value on conserving and enhancing the historic environment. Paragraphs 131 and 135 of the NPPF state that good design is a key aspect of sustainable development and that planning policies and decisions should ensure that developments function well and add to the overall quality of the area and are visually attractive as a result of good architecture, layout and appropriate and effective landscaping. 

Following the initial submission of this application, the design of the development has undergone significant changes in order to improve the scale, massing and appearance of the building and the site layout.

The changes comprise:

-	A reduction in the overall height of the building by around 1m to sit at a similar height to the existing two storey residential property to the east of the site.  

-	Proposed materials have been refined to the use red brick with protruding brickwork detailing to add design interest to the façade.

-	Creation of consistent vertical window proportions to create design consistency.

-	Loss of Juliet balconies.

-	A well-defined entrance point to the building with the creation of rear access, for ease of access to the car park being provided. 

-	Refined boundary treatment and landscaping with clear pedestrian access.

-	Discrete bin storage.

Single-storey buildings border the site on both sides. Consequently, it is acknowledged that the proposed 2.5 storey development will be noticeably taller than its immediate neighbours. However, these single storey buildings do not characterise the broader context of Bamford Road and are distinct within the street. Extending both south and north from the development site, Bamford Road’s architectural character is defined by prominent pitched roofs and gable elevations, with windows of vertical proportions. Furthermore, the proposed building’s height aligns with the double-fronted 2.5-storey dwelling situated immediately behind the site (No.1 Bamford Heights View), offering an appropriate backdrop and contextual reference.

In summary, while the proposed building will be taller than the single-storey properties directly adjacent, its height is considered to be thoughtfully considered in relation to the wider architectural context of Bamford Road, contributing positively to the evolving character of the area and respecting its varied built environment. The design also draws upon the established pattern of predominately pitched roofs, gable elevations, and vertically proportioned windows prevalent further along the street. 

Overall, the benefit of providing 6no additional residential units within a highly sustainable urban area contributing to the housing land supply, and the tidying up of the site, outweighs the immediate perceived change in height between the neighbouring buildings. Subject to conditions, the revised proposals are found to be acceptable in relation to visual amenity and compliant with P1, P2, P3 of the Rochdale Core Strategy as well as design policies contained within the NPPF and PfE.



{{Logo}:picture(200)}   Officer Report    

Case Reference:  {{Record.Name}}  

Location:  {{Record.arcusbuiltenv__Site_Address__c}}  

Proposal:  {{Record.arcusbuiltenv__Proposal__c}}  

Recommendation:  {{OffReport.arcusbuiltenv__ Recommended_Decision__c}}  

Officer:   {{Record.arcusbuiltenv__Officer_Name__c}}  

  {{OffReport.arcusbuiltenv__Site_Description__c}:html}   {{OffReport.arcusbuiltenv__Appraisal__c}:html}   {{OffReport.arcusbuiltenv__ Principle_of_Development__c}:html}   {{OffReport.arcusbuiltenv__Design__c}:html}   {{OffReport.arcusbuiltenv__Impact_on_Neighbouring_Amenity__c}:html}   {{OffReport.arcusbuiltenv__Highway_Considerations__c}:html}   {{OffReport.arcusbuiltenv__Other_Considerations__c}:html}   {{OffReport.arcusbuiltenv__Conclusion__c}:html}    

Recommendation:  {{OffReport.arcusbuiltenv__Recommended_Decision__c}}  

 

{{Refusals}:hide - block - if - nothing(value==null} Refusal(s)   ({{Refusals}:count()})    

{{Refusals}:hide - block - if - nothing(value==null}  {{Refusals.arcusbuiltenv__Ordering_ _c}}  {{Refusals.arcusbuiltenv__Description__c}:h tml}  

 

{{Conditions}:hide - block - if - nothing(value==null} Condition(s)   ({{C ondition s}:count()})    

{{Conditions}:hide - block - if - nothing(value==null}  {{Conditions.arcusbuiltenv__Or dering__c}}  {{Conditions.arcusbuiltenv__Description__c}:ht ml( DocumentStyle )}  

  {{Justification}:hide - block - if - nothing(value==null} Approval Reason(s)   ({{Justification}:count()})    

{{Justification}:hide - block - if - nothing(value==null}  {{Justification.arcusbuiltenv__O rdering__c}}  {{Justification.arcusbuiltenv__Description__c}:ht ml}  

 

{{Informatives}:hide - block - if - nothing(value==null}   Informatives   ({{Justification}:count()})    

{{Informatives}:hide - block - if - nothing(value==null}   {{Informatives.arcusbuiltenv__Description_ _c}:html}  

