%" ROCHDALE

Pl 1
';\_,:l.%k BOROUGH COUNCIL

TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED)

Full Planning Application

APPLICATION REFERENCE: 22/01230/FUL

Applicant Agent
Hall&Co Developments Limited and AAS | Paul Nellist (Asteer Planning LLP)
Land & Property Ltd Mynshulls House
C/O Agent 4 Cateaton Street
Manchester M3 1SQ

Part | - Particulars of Application

Proposal: Residential Development for 26no' dwellings and erection of one
block of 6no' 2-bedroom apartments with associated access,
landscaping and infrastructure

Location: Former Tack Lea Works Bury And Rochdale Old Road Rochdale

Valid On: 21 October 2022

DECISION: GRANT PLANNING PERMISSION SUBJECT TO THE FOLLOWING
CONDITIONS:

Condition(s) (25)

1 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).

2 This permission relates to the following plans:-

A645 P_001 — Location Plan

A645 P _002A — Block Plan

A645 P_100A — Proposed Site Plan

A645 P_101A — Proposed External Works (Sheet 1 of 2)
A645 P_102 — Proposed External Works (Sheet 1 of 2)
A645 P_200 — Proposed House Type 2A Plan

A645 P_201A — Proposed House Type 3A Plan

A645 P_202A — Proposed House Type 3B Plan

A645 P_203A — Proposed House Type 4A Plan

A645 P_204A — Proposed House Type 4B Plan

A645 P_205A — Proposed House Type 5A Plan
A645 P 206 — Proposed House Type 2A Elevations & Section



A645 P_211 — Proposed House Type 5A Elevations & Section
A645 P 400 - Proposed Block Plans & Elevations P 1-4
A645 P 401 — Proposed Block Plans & Elevations P 5-10
A645 P 402 — Proposed Block Plans & Elevations P 17-20
A645 P 403 — Proposed Block Plans & Elevations P 21-22
A645 P 404 — Proposed Block Plans & Elevations P 23-26

and the development shall be carried out in accordance with these drawings
hereby approved.

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

3 No clearance of trees and shrubs in preparation for (or during the course of)
development shall take place during the bird nesting season (March -
August inclusive) unless an ecological survey has been submitted to and
approved in writing by the Local Planning Authority to establish whether the
site is utilised for bird nesting. Should the survey reveal the presence of any
nesting species, then no development shall take place during the period
specified above unless a mitigation strategy has first been submitted to and
approved in writing by the Local Planning Authority which provides for the
protection of nesting birds during the period of works on site.

Reason: In order to prevent any habitat disturbance to nesting birds 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.

4 No development shall take place until the trees that are to be retained within
the site has been enclosed with temporary protective fencing and temporary
ground protection has been fully installed in full accordance with
BS:5837:2012 "Trees in relation to design, demolition and construction'. The
necessary protection measures shall be retained during the period of
construction and throughout the installation of the temporary development
hereby approved and no work, excavation, tipping, or stacking/storage of
materials shall take place beyond such protective fencing during the
construction period.

Reason for pre-commencement condition: The trees must be protected
before any works are carried out.

Reason: In order to protect the existing trees on the site in the interests of
the amenities of the area and in accordance with Policies P3, G1, G6 and
G7 of the adopted Rochdale Core Strategy Policies JP-P1, JP-G6 and JP-
G7 of the adopted Places for Everyone Joint Development Plan and the
National Planning Policy Framework.
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5 No development shall take place (including any site clearance or
preparation works) until a Construction Environmental Management Plan
(CEMP) has been submitted to, and approved in writing by the Local
Planning Authority. For the avoidance of doubt, this shall include the
following:

a. the parking of vehicles of site operatives and visitors;

b. loading and unloading of plant and materials;

c. storage of plant and materials used in constructing the development;
d. the erection and maintenance of security hoarding;

e. measures to protect surrounding sensitive receptors from fugitive dust
and debris both during and after the construction phase; and,

f. reasonable avoidance measures for the protection of amphibians and
mammals.

The approved method statement shall be adhered to throughout the
construction period. The development shall not be carried out otherwise
than in accordance with the approved method statement without the prior
written permission of the Local Planning Authority.

Reason: To minimise the detrimental effects to the natural environment
through risks of pollution during the construction phase in accordance with
Policies DM1, G7 and G9 of the Core Strategy, Policies JP-P1 and JP-G8 of
the adopted Places for Everyone Joint Development Plan and the National
Planning Policy Framework.

Reason for Pre-Commencement: Site clearance poses a threat to the
surrounding natural environment and to surrounding occupiers and a
scheme therefore needs to be agreed in advance of any works taking place.

6 No development (including any demolition) shall take place until the site and
land within 30m of the site boundaries, has been surveyed to confirm the
continued absence of badgers and badger setts and the results shall be
submitted to and approved in writing by the Local Planning Authority. If any
badgers are found to either reside or forage within the site, no development
(including any demolition) shall take place until a scheme for the protection
of their habitat or an appropriate mitigation scheme has been submitted to
and approved in writing by the Local Planning Authority and the approved
protection / mitigation measures thereafter fully implemented.

Reason: In order that the development does not prejudice the favourable
conservation status of badgers in accordance with the requirements of
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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Reason for pre-commencement condition: To protect any badgers that may
be present on the land at the time of commencement of development within
each phase.

7 No development shall take place until an investigation and risk assessment
(in addition to any assessment provided with the planning application) has
been submitted to and approved in writing by the Local Planning Authority.
The assessment shall investigate the nature and extent of any
contamination on the site (whether or not it originates on the site). The
assessment shall be undertaken by competent persons and a written report
of the findings submitted to and approved in writing by the Local Planning
Authority before any development takes place.

The submitted report shall include:

i) a survey of the extent, scale and nature of contamination
ii) an assessment of the potential risks to:

o human health,

o property (existing or proposed) including buildings, crops, livestock, pets,
woodland, and service lines and pipes,

o adjoining land,

o groundwaters and surface waters,

o ecological systems,

o archaeological sites and ancient monuments;

iii) where unacceptable risks are identified, an appraisal of remedial options
and proposal of the preferred option(s) to form a remediation strategy for the
site.

The development shall thereafter be carried out in full accordance with the
duly approved remediation strategy and a verification report submitted to
and approved in writing by the Local Planning Authority before any of the
buildings hereby approved are first occupied.

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: Further investigation will be
necessary prior to commencement of any building or engineering works on
site.
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8 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 scheme shall be based upon the Assessment & Drainage
Strategy dated Sept 2022 by Waterco and the Technical Note on Culvert
Remediation by Northern Structural Services rpt ref. C14684 rev 0 dated
June 2023. Surface water discharge(s) to the watercourse shall be
controlled to 15 I/s or a similar agree value with the LLFA. The submitted
design shall include:

e Levels of the proposed drainage systems including proposed ground
and finished floor levels in mAOD.

o The background calculations or model information used for the
drainage design.

e Construction details for permeable paving including sub-base details
e.g. cross-section, if this type of paving forms part of the sustainable
drainage system.

o Provision of a Maintenance Document explaining how the surface
water scheme will be maintained and managed after completion.

The approved scheme shall also be in accordance with the Non-Statutory
Technical Standards for Sustainable Drainage Systems (March 2015) or
any subsequent replacement national standards. Prior to occupation/ use of
the proposed development, the drainage scheme 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, saved Policy EM/7 of the adopted Rochdale
Unitary Development Plan, 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.

9 No development shall take place until details of penetrative piling for the
foundations of buildings have been submitted to and approved in writing by
the local planning authority. Such details shall include a risk assessment in
connection to the risks to controlled waters in accordance with the Piling
and Penetrative Ground Improvement Methods on Land Affected by
Contamination: Guidance on Pollution Prevention National Groundwater &
Contaminated Land Centre report NC/99/73. The development shall be
carried out in accordance with the approved details.
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12

Reason: To ensure that the proposed piling does not harm groundwater
resources in line with the provisions of the National Planning Policy
Framework.

Reason for pre-commencement condition: As the proposals require ground
works, these details are required prior to commencement of any building or
engineering works on site.

No development shall take place until a detailed scheme of repair for the
stone and concrete culverts beneath the site has been submitted to and
approved in writing by the Local Planning Authority. The submitted details
shall include:

o Details of grouting of the redundant brick culvert.

« Details of modifications to the manhole shaft within the site.

« Details of the lining of the concrete culvert from inlet to the manhole
shaft.

« Details of the foundations for the dwellings in the vicinity of the sewer
to ensure that the culvert is not compromised.

The repairs shall be carried in accordance with the approved details prior to
the first occupation of any dwelling.

Reason: To ensure the long term stability of ground conditions across the
site in accordance with Policy G9 of the adopted 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: As the proposals require ground
works, these details are required prior to commencement of any building or
engineering works on site.

No development (including any demolition) shall take place until the
implementation of a programme of archaeological works to be undertaken in
accordance with a Written Scheme of Investigation (WSI) has been secured
and which has been prepared by the appointed archaeological contractor
and submitted to and approved in writing by the Local Planning Authority.
The development shall not be occupied until the site investigation has been
completed in accordance with the approved WSI. The WSI shall cover the
following:

(a) A phased programme and methodology of site investigation and
recording to include:

« targeted field evaluation trenching

e (depending upon the evaluation results) a strip map and record
exercise

« targeted open area excavation
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(b) A programme for post investigation assessment to include:

« analysis of the site investigation records and finds
« production of a final report on the significance of the archaeological
and historical interest represented.

(c) Provision for publication and dissemination of the analysis and report on
the site investigation.

(d) Provision for archive deposition of the report, finds and records of the
site investigation.

(e) Nomination of a competent person or persons/organisation to undertake
the works set out within the approved WSI.

Reason: To protect the significance of any archaeological remains on the
site in accordance with Policy P2 of the adopted Rochdale Core Strategy,
Policy JP-P2 of the adopted Places for Everyone Joint Development Plan
and the National Planning Policy Framework.

Reason for pre-commencement condition: There is a risk of disturbance to
below ground features of archaeological importance on commencement.

No development or works of site preparation shall take place until a detailed
method statement for the removal or long-term management/eradication of
Japanese Knotweed on the site has been submitted to and approved in
writing by the local planning authority. The method statement shall include
measures to prevent the spread of Japanese Knotweed during any
operations such as mowing, strimming or soil movement, and measures to
ensure that any soils brought to the site are free of the seeds/roots/stems of
any invasive plant covered under the Wildlife and Countryside Act 1981.
Development shall be carried out in accordance with the approved method
statement.

Reason: In accordance with policy G7 of the adopted Rochdale Core
Strategy, Policy JP-G8 of the adopted Places for Everyone joint
development plan and to ensure the satisfactory treatment and disposal of
invasive plant species which, under the terms of the Wildlife & Countryside
Act 1981 (as amended) it is an offence to be caused to be spread in the
wild.

Reason for pre-commencement condition: Construction activity increases
the risk of invasive species spreading.

No development shall take place until finished floor levels for the proposed
buildings and finished ground levels across the site relative to agreed off-
site datum point(s) have been submitted to and approved in writing by the
Local Planning Authority. The development shall be undertaken in
accordance with the approved details.
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Reason: In the interests of amenity and in compliance 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

Reason for pre-commencement condition: An understanding of proposed
levels in relation to existing levels is required prior to commencement of any
relevant engineering operations on site.

Notwithstanding any description of materials in the application no above
ground construction works shall take place until samples and / or full
specifications of materials to be used externally on the building(s) have
been submitted to and approved in writing by the Local Planning Authority.
Such details shall include the type, colour and texture of the materials.
Development shall be carried out in accordance with the approved details.

Reason: In the interests of amenity and in compliance 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.

Notwithstanding any description in the application, 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 visual amenity 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.

Notwithstanding any description in the application or approved plans, no
above ground works shall take place until full details of the design and
placement of any pipework, meter boxes or flues (as necessary) to be fixed
to the dwellings hereby approved have been submitted to and approved in
writing by the Local Planning Authority. The approved measures shall be
duly implemented and retained as such thereafter.

Reason: In the interests of visual amenity 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.

Notwithstanding the details shown on the approved plans, the development
hereby permitted shall not be occupied until full details of both hard and soft
landscaping works have been submitted to and approved in writing by the
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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), existing plants / trees to be retained 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 Policies G6 and G7 of the adopted Rochdale Core Strategy, Policies
JP-G7 and JP-G8 of the adopted Places for Everyone Joint Development
Plan and the National Planning Policy Framework.

The development hereby approved shall not be occupied until such time as
a detailed scheme for the approved Open Space and Local Area for Play,
including but not limited to the matters listed below, has been submitted to
and approved in writing by the Local Planning Authority:

(i) A general arrangement layout plan;
(i) Specification of surfacing treatments;
(iii) Full detail of proposed boundary treatments;

(iv) Specification, full detail of appearance and the layout of the proposed
play equipment;

(v) Specification and layout of street furniture including benches and bin
provision;

(vi) Specification and layout of lighting, as appropriate; and

The duly approved scheme shall be implemented in full thereafter and no
more than 30 dwellings within the site shall be first occupied until such time
as the Local Area for Play has been made fully available for use. The Local
Equipped Area for Play shall be retained and maintained thereafter in
accordance with the details duly approved.

Reason: In the interests of proper planning, the visual amenities of the area
and to ensure the provision of retained and enhanced open space on the
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site, in accordance with Policies P3, DM1, G6 and G7 of the adopted
Rochdale Core Strategy, Policies JP-G7, JP-G8 and JP-P1 of the adopted
Places for Everyone Joint Development Plan and the National Planning
Policy Framework.

No above ground works shall take place until a scheme of biodiversity
enhancements for the site including, but not limited to, the provision of bird
boxes, bird bricks, bat boxes and bat bricks to be integrated to the fabric of
the buildings hereby approved, bug hotels, hibernaculum, wildflower
seeding and hedgehog habitat (including provision of ‘Hedgehog Highways’)
has been submitted to and approved in writing by the Local Planning
Authority. The duly approved scheme shall be implemented in full prior to
first occupation of the dwellings 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.

No part of the development shall be occupied 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: To ensure the provision of satisfactory and secure facilities for
storage of refuse and in the interests of visual amenity in accordance with
policy P3 of the Rochdale Unitary Development Plan, Policy JP-P1 of the
adopted Places for Everyone Joint Development Plan and the National
Planning Policy Framework.

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 and the approved structures have been erected in
accordance with the approved details. The structures shall thereafter be
retained.

Reason: In the interests of amenity and in compliance 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.

The development hereby approved shall be constructed in accordance with
the noise mitigation measures set out within the submitted Noise Impact
Assessment by Philip Dunbavin Acoustics Ltd dated 09 August 2022 ref.
J003941-5711-JP-01. No part of the development shall be occupied until
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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 in perpetuity.

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

No above ground works shall take place until a detailed design for the
vehicular access from Bury and Rochdale Old Road, parking spaces and
access road serving the development hereby approved, including
construction level drawings showing the levels, drainage strategy, lighting
and materials (as necessary), has been submitted to and approved in
writing by the Local Planning Authority. The development shall be carried
out in complete accordance with the approved details prior to the first
occupation of the approved dwellings and shall be retained thereafter for
their intended purpose.

Reason: In the interests 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.

No external lighting shall be installed on the building or elsewhere on the
site unless a scheme for such lighting has first been submitted to and
approved in writing by the Local Planning Authority. The approved details
shall thereafter be fully implemented.

Reason: In the interests of amenity and the conservation of protected
species and in compliance with Policies P3, G9, DM1 and G7 of the
adopted Rochdale Core Strategy, Policies JP-G8 and JP-P1 of the adopted
Places for Everyone Joint Development Plan and the National Planning
Policy Framework

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (as amended), or any
equivalent Order following the revocation and re-enactment thereof, the
dwelling hereby approved shall not be altered or extended, and no buildings
or structure shall be erected within their curtilage under Schedule 2, Part 1,
Classes A, AA, B, D, and E of the above Order except with the prior written
approval of the Local Planning Authority.

Reason: To prevent undue harm to the amenity of existing and future
occupiers and in the interest of visual amenity and in accordance with
Policies P3 and DM1 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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Approval Reason(s) (1)

1 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.

Date of Decision: 13/03/2026

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.

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.

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.
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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.
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