
 
 

 

TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED) 
 

Full Planning Application 
 

APPLICATION REFERENCE: 24/00560/FUL 
 
 
 
 
 
 
 

 
 
 
 
Part I - Particulars of Application 
 
Proposal: Erection of a mixed use commercial unit consisting of vehicles sales, 

MOT and repairs, including office space (Use Class B2 and Sui 
Generis) and associated parking  

Location: The Old Railway Yard, Fishwick Street, Rochdale 
Valid On: 26 June 2024 
 

DECISION: GRANT PLANNING PERMISSION SUBJECT TO THE FOLLOWING 
CONDITIONS: 

Condition(s) (8) 

 

 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 and documents:-  

- New Build MOT and Sales Building. Drawing number: STE/03 - Dwg 01E. 
Received by email on 15/01/2026  

- Swept Path Analysis. Drawing number: STE/03 - Dwg 03E. Received by 
email on 15/01/2026 

Applicant 
Steadplan Ltd 
The Old Railway Yard 
Fishwick Street 
Rochdale  
OL16 5NA 

Agent 
Mr Alan Kinder (A V Town Planning Ltd) 
Unit 3 31-33 
Kenyon Road 
Lomeshaye 
Nelson 
BB9 5SP 
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- Location Plan (Existing Site Plan). Drawing number: STE/03 - Dwg 08. 
Received by email on 05/02/2026 

and the development shall be carried out in complete accordance with these 
drawings hereby approved unless otherwise required by the conditions 
below. 

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 above ground works shall take place until details of the materials 
(including specifications and samples to be provided on site) to be used in 
the construction of the exterior of the development hereby permitted are 
submitted to and approved in writing by the Local Planning Authority. 

Reason: In order to ensure a satisfactory appearance in the interests of 
visual amenity in accordance with policies P3 and DM1 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework.  

 

 4 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 shall include: 

(i) An investigation of the hierarchy of drainage options in the National 
Planning Practice Guidance (or any subsequent amendment thereof). This 
investigation shall include evidence of an assessment of ground conditions 
and the potential for infiltration of surface water in accordance with BRE365; 

(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 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 of the 
proposed development, the drainage schemes shall be completed in 
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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. 

 

 5 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.  

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 be carried out in accordance with the approved 
remediation strategy thereafter.   
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No part of the development shall be occupied until a verification report 
demonstrating that the approved remediation has been implemented has 
been 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: Further investigation will be 
necessary prior to commencement of any building or engineering works on 
site. 

 

 6 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, 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 operation of the building 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 and the National Planning Policy Framework.  

 

 7 No development shall take place until a Dust Management Plan (DMP), 
which shall include the following, has been submitted to, and approved in 
writing by the Local Planning Authority:      

a)     Hoarding on site;        

b)     loading and unloading of plant and materials;       

c)  storage of plant and materials used in constructing the development; 

d)     wheel washing facilities; 

e)  measures to control the emission of dust and dirt during construction; 

f)  a scheme for recycling/disposing of waste resulting from construction 
works;    

g)    Risk assessment of potentially damaging construction activities; 

h)   measures for the protection of the natural environment from accidental 
spillages, dust and debris; 
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The approved DMP shall be adhered to throughout the construction period. 
The development shall not be carried out otherwise than in accordance with 
the approved DMP without the prior written permission of the Local Planning 
Authority.           

Reason: To minimise detrimental effects to the neighbouring amenities and 
detriment to the environment through the risks of pollution during the 
construction phase in accordance with Policies DM1, P3, G8 and G9 of the 
adopted Rochdale Core Strategy, policies JP-S1, JP-S2, JP-S5 and JP-C8 
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 and engineering works an understanding will therefore be necessary 
of what measures will be put in place to protect the amenity of nearby 
residents and the surrounding environment prior to commencement of any 
building or engineering works on site. 

 

 9 Prior to first occupation, a scheme to show the installation of electric vehicle 
charging points shall be submitted to and approved in writing by the Local 
Planning Authority. The approved vehicle charging points shall thereafter be 
installed prior to its occupation and retained thereafter.  

Reason: To ensure the provision of environmentally friendly technology to 
accord with the requirements of policies JP-S1, JP-S2 and JP-C8 of the of 
the adopted Places for Everyone Joint Development Plan and the National 
Planning Policy Framework. 

 

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: 18/03/2026 
 
Melanie Hale 
Head of Planning 
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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) 

 1 As the proposal includes works which could impact the existing operational 
railway and in order to facilitate the above, a BAPA (Basic Asset Protection 
Agreement) will need to be agreed between the developer and Network Rail. The 
developer will be liable for all costs incurred by Network Rail in facilitating this 
proposal, including any railway site safety costs, possession costs, asset 
protection costs / presence, site visits, review and agreement of proposal 
documents and any buried services searches. The BAPA will be in addition to any 
planning consent. 

 

Going forward in order for Network Rail to spend any time reviewing any 
submissions, provision of any asset information, attending any further meetings, 
assisting with discharging any planning conditions set etc, Network Rail will 
require the return of a signed BAPA (Basic Asset Protection Agreement) and 
relevant payment/ PO as noted in the estimate sent. Network Rail is a publicly 
funded entity and all outside party works, which these are, are cost recoverable 
as dictated to us by the ORR. 

 

The local planning authority (LPA) are not responsible for the safe operation of 
the railway or our assets and the issues raised by the developer/applicant will 
ultimately need to be agreed by Network Rail engineering to ensure the proposed 
development does not interfere with the safety of the railway. 

 
 2 Greater Manchester Fire and Rescue Service have provided guidance for the 

applicant relating to access and facilities, provision of water supplies and fire 
hydrants. Please read the consultation response for further information and 
contact details. 

 
 3 United Utilities have provided guidance to the applicant. Please read the 

consultation response from United Utilities for further information and contact 
details. 
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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. 

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.

