DELEGATED DECISION CHECKLIST AND REPORT


	APPLICATION NO.
	CASE OFFICER
	DATE

	        25/00737/FUL
	        Claire Ringwood
	30th January 2026



Address: Valume Ltd, Ainsworth Street, Rochdale, OL16 5QX

Proposal:  Part retrospective application for the as built warehouse extension along with new office extension

	PUBLICITY
	Weekly list expired? 
	Y
	Site notice expired? 
	Y

	
	Neighbour letters expired?
	Y
	Press Notice expired?
	N/A



	DELEGATION
	Significant departure from local plan? 
	N
	Contrary to national policy?
	N

	
	Applicant a Council Member or officer?
	N
	Contrary to previous decision?
	N

	
	Major with 10 or more objections and recommending approval?
	N
	Called in or Planning Panel objection?
	N




	COMMENTS
	Planning Panel comments received?
	N


	
	Neighbour comments received?
	N




	EIA
	Screening opinion completed and saved to OnBase?
	N




	CONDITIONS
	Pre-commencement conditions proposed?
	Y

	
	Pre-commencement conditions agreed (or notification period expired)?
	Y




	RECOMMENDATION
	GRANT subject to conditions





CHECKED AND SIGNED OFF BY:	RK		DATE: 02/02/2026





SITE

The application site relates to a two-storey warehouse building located towards the junction of Ainsworth Street and Fishwick Street.  The building at the site is accessed off Ainsworth Street which leads to a car parking area. The back of the building abuts Fishwick Street.  Planning permission was approved in 2018 (application ref: 18/00239/FUL) for extensions to the existing warehouse.  This permission has been part implemented and an extension to the corner of Ainsworth Street and Fishwick Street has been constructed.  
 
The surrounding area is of mixed use with large industrial buildings provided to the north, east and south and retail units situated to the west.  The building is constructed of red brick at lower level with part of the upper floor areas clad in profiled metal cladding.  The building consists of a dual pitched roof.  The site lies within the defined Urban Area and in a Mixed Employment Zone, as identified within the adopted Rochdale UDP.  The site falls just outside of the Oldham Road Local Centre.  

PROPOSAL

The application is part retrospective as one extension from the 2018 permission has been implemented, albeit the extension had not been built in accordance with the approved plans and the pre-commencement conditions had not been discharged.  The proposal is to regularise this part of the extension along with constructing the rest of the development that had not been implemented with a few minor amendments.  

The existing extension has two internal staircases leading to a mezzanine above.  The proposed extension remains the same size as the previously approved extension but instead of consisting of showrooms it is to be used as office space.  Windows are proposed to the ground and first floors looking into the site along with windows at first floor level facing Fishwick Street.  Both extensions are no higher than the existing warehouse and comprise a shallow pitched roof 
   
8 car parking spaces are provided including 2 EV charging points (secure by condition) and access to the site remains from Ainsworth Street.

The materials to the proposed extension consist of cladding in Pigeon Grey and feature cladding in Merlin Grey to the elevations and Pigeon Grey cladding to the roof which match the extension already constructed. 

PLANS AND DOCUMENTS SUBMITTED 

Drawing No: 100 – Location Plan 
Drawing No: 101 – Existing Site Plan 
Drawing No: 102 – As Built Site Plan
Drawing No: 103 – Proposed Site & Landscaping Plan 
Drawing No: 104 – Existing Plans 
Drawing No: 105 – As Built Plans 
Drawing No: 106 – Proposed Ground Floor Plan
Drawing No: 107 – Proposed First Floor Plan 
Drawing No: 108 – Proposed Office Floor Plans 
Drawing No: 109 – Existing Elevations 
Drawing No: 110 – As Built Elevations 
Drawing No: 111 – Proposed Elevations 
Design & Access Statement 
Landscaping Specification 
Received 16th July 2025

Biodiversity Net Gain Report by Fieldology Works Ltd, Report Reference: First Draft, Date: 01.10.25
Reasonable Avoidance Measures Statement (RAMS) by Fieldology Works Ltd, Report Reference: First Draft, Date: 30.09.25
BNG Proposals Plan October 2025
BNG Habitat Map October 2025
Magic Maps Buffer Zone 
Received 4th October 2025 

Drawing No: 629-E300 Rev A – Drainage Proposals
Drainage Simulation Results by SITE3D, 9 Oct 2025, v8.707
Received on 9th October 2025

Biodiversity Net Gain Report by Fieldology Works Ltd, Report Reference: First Draft, Date: 13.11.25
BNG Proposals Plan October 2025
BNG Habitat Map October 2025
Received 13th November 2025

The Statutory Biodiversity Metric 
Received 14th November 2025

Drawing No: 629-E300 Rev a – Drainage Proposals 
Drainage Simulation Results by SITE3D, 7 Oct 2025, v8.707
Drainage Simulation Results by SITE3D, 9 Oct 2025, v8.707
Percolation Test Pit Calculations by Mono Civil Design Consultants, Test Pit Number 1, Date: 29th September 2025
Infiltration Test Results
Received 24th November 2025

[bookmark: _Hlk219990332]Drawing No: 103 Rev A – Proposed Site & Landscaping Plan
Received 3rd December 2025

Biodiversity Net Gain Report by Fieldology Works Ltd, Report Reference: First Draft, Date: 13.11.25
The Statutory Biodiversity Metric 
BNG Proposals Plan October 2025
BNG Habitat Map October 2025
Magic Maps Buffer Zone 
Received 9th December 2025

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF) 
National Planning Practice Guidance (NPPG)

Sub-Regional

Places for Everyone Joint Development Plan (PfE)

The Places for Everyone Joint Development Plan was adopted and became part of the statutory development plan for each of the 9 authorities covered by the plan on 21st March 2024. The following policies are relevant:

JP-S1	Sustainable Development 
JP-S4	Flood Risk and the Water Environment 
JP-J1	Supporting Long-Term Economic Growth 
JP-J2	Employment Sites and Premises 
JP-J4	Industry and Warehousing Development 
JP-G7	Trees and Woodland 
JP-G8	A Net Enhancement of Biodiversity and Geodiversity 
JP-C8	Transport Requirements of New Development

Rochdale Core Strategy:

The following policies of the adopted Rochdale Core Strategy are relevant:- 

SO1		Delivering a more prosperous economy 
E2		Increasing jobs and prosperity 
E3		Focusing on economic growth corridors and areas

SO3		Improving design, image and quality of place
P1		Improving image
P3		Improving design of new development

SO4		Promoting a greener environment
G6		Enhancing green infrastructure
G7	Increasing the value of biodiversity and geodiversity 
G8		Managing water resources and flood risk 
G9		Reducing the impact of pollution, contamination and land stability 

SO5		Improving accessibility and delivering sustainable transport
T2		Improving accessibility

DM1		General development requirements

Relevant saved Rochdale Unitary Development Plan (UDP):

G/D/1		Defined Urban Area
EC/3		Mixed Employment Zones 

Supplementary Planning Documents (SPD):

Guidelines and Standards for Residential Development (June 2016).

RELEVANT SITE HISTORY

18/00239/FUL - Extension to existing warehouse together with erection of side extension to create 3 no. ancillary showrooms at ground floor with ancillary office space above; alterations to existing building including re-cladding, addition of roof parapet and erection of entrance canopy; and provision of extended car parking area.  Approved 22/06/2018.

25/00406/ANM – Non-material amendment of planning permission 18/00239/FUL to allow alterations to the 3 x ancillary showrooms with offices to offices with amenity space and access removed from Fishwick Street.  Refused 11/06/2025.

SUMMARY OF CONSULTATION RESPONSES

Highways 

Summary: No objections.

Greater Manchester Ecology Unit 

Summary: No objection subject to conditions.

Drainage Officer 

Summary: The submitted details support the proposal and the application is acceptable in principle subject to conditions.

Environmental Protection (Air) 

Summary: No objection subject to a Dust Management Plan to include each stage of development, the inclusion of sustainable building methods and the provision of EV charging points.

REPRESENTATIONS

Written notification letters were sent to occupiers of properties surrounding the development site and a site notice displayed.  There have been no representations received.

ANALYSIS

Principle of development

The application site is located within the defined urban area and a Mixed Employment Zone as allocated under the saved UDP allocations plan.  Saved Policy EC/3 aims to protect and enhance Mixed Employment Zones for a variety of industrial, business and commercial uses to enable the retention and expansion of existing firms and attract new employment uses.  Policy E2 of the adopted Core Strategy also ensures that there will be a sufficient supply of suitable land, buildings and infrastructure to support the creation and retention of successful businesses.  Policy JP-J2 of PfE states ‘a diverse range of employment sites and accessible premises, both new and second-hand, will be made available across the Plan area in terms of location, scale, type and cost’ whilst Policy JP-J4 states ‘industrial and warehousing accommodation is essential to a wide range of businesses across many economic sectors…...At least 3,513,000sqm of new, accessible, industrial and warehousing floorspace will be provided in the Plan area over the period 2022-2039’. 

The site is located within an existing Mixed Employment Zone where there are a mixture of larger and smaller industrial units in close proximity.  The site has also been previously granted planning permission for a similar development.  Given the surrounding land uses and land allocation, it is considered that the principle of development is acceptable and in accordance with Policy EC/2 of the saved UDP, Policy E2 of the Core Strategy and Policies JP-J2 and JP-J4 of PfE and the NPPF.

Visual amenity and impact on the character and appearance of the area

Policy P1 of the Council’s adopted Core Strategy seeks to require design which is of a high standard, demonstrating innovation and originality, and maximising the potential for heritage assets to provide a sense of place and image.  Policies DM1 and P3 of the Council’s adopted Core Strategy requires development proposals to adhere to high quality design and enhance the borough’s identity and sense of place.

The proposal in the main, is very similar to that as previously approved.  There is a minor alteration to the design of the roof to the retrospective extension and the proposed extension, and the proposed extension remains the same size.  The only difference to the proposed extensions is the changes to the windows.  The majority of the windows at ground and first floor now face into the site and there are high level windows at first floor level which face onto Fishwick Street.  The proposal would appear much larger than the original building however, the retrospective element of the proposal is already established and along with the proposed materials and the first floor glazing to break up the formal appearance of the Fishwick Street elevation, the proposal is considered acceptable within the Mixed Employment Zone and would not have a detrimental impact on the visual appearance of the site.

The proposed extension would be of typical industrial construction, and the materials would comprise cladding (main - Pigeon Grey and feature – Merlin Grey), roof cladding (Pigeon Grey) and glazing to match the extension already constructed.

Further to the above, the development is considered acceptable in terms of visual amenity and impact on the character and appearance of the area. The application therefore complies, in this regard with Polices DM1, P1 and P3 of the Rochdale Core Strategy, Policies G/D/1 and EC/2 of the saved UDP and the NPPF.

Residential amenity

Paragraph 135 of the National Planning Policy Framework advises that planning decisions should always seek to secure a high standard of amenity for all existing and future occupants of land and buildings.  Policy DM1 of the Core Strategy requires that proposals do not adversely affect the amenity of residents or users through visual intrusion, overbearing impact, overshadowing or loss of privacy. Also, impacts including noise, air, dust, light and odour pollution are required to be mitigated where necessary.  Further to the above are the considerations of the Councils Supplementary Planning Document (SPD) ‘Guidelines and Standards for Residential Development’ which states that new developments ‘should be carefully designed to protect the amenity of the occupants of adjoining properties.’

Due to the location of the site within a Mixed Employment Zone there are no residential properties within close proximity that would be impacted by the proposed development.  The neighbouring sites within the area will notice the addition of the proposed building however, due to the existing industrial/commercial nature of the site, this is considered to be an acceptable relationship.  The Council’s Environmental Protection (Air) Officer has recommended a Dust Management Plan be submitted however, the site is not within an Air Quality Management Area or close to residential properties and the proposed extension to be built only has a footprint of approximately 200sqm.  A Dust Management Plan is therefore considered excessive in this instance. 

As such, the proposal is not considered to impact the amenity of surrounding occupiers and the development would, in this regard, accord with Policies G9 and DM1 of the adopted Core Strategy, the SPD and the NPPF.  

Highways

Policy T2 of the Core Strategy sets out that development and infrastructure proposals are required to satisfy the Council’s accessibility hierarchy and in all circumstances, the safety, accessibility and amenity of those who live or have business in the area will have priority, while providing reliable journey times for those travelling through. Developments are required to provide parking in compliance with the Council’s Maximum Car Parking Standards as set out in Appendix 5 of the Core Strategy.  Policy JP-C8 of PfE states that ‘we will require new development to be located and designed to encourage walking, cycling and public transport use, to reduce the negative effects of car dependency, and help deliver high quality, attractive, liveable and sustainable environments.  We will do this by……8. Ensuring that car parking provision is well integrated and unobtrusive, so it supports the street scene; and where appropriate parking provision is flexible and can be adapted over time to reflect demand’.

The application site is within a short distance of the Oldham Road bus Route and within a reasonable walk of Rochdale Train Station and Tram Stop and is therefore considered a semi-sustainable location.  The Council’s Highways Officer has reviewed the application and raised no objection.  The proposal would not generate any additional traffic and on-site parking is acceptable with no new road safety concerns.  Two electric charging points are proposed (secure by condition).

Taking the above matters into consideration and subject to relevant conditions, the proposed development is in accordance with policy T2 of the adopted Rochdale Core Strategy and JP-C8 of PfE. 

Drainage and Flooding 

Policy G8 of the adopted Rochdale Core Strategy, seeks to promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution. The policy aims to prevent an increased risk of flooding as a result of the development and to ensure satisfactory disposal of surface water from development sites.  JP-S4 of PfE states flood risk will be managed by ‘2. Working with natural processes and adopting a natural flood management approach to slow the speed of water drainage and intercept water pollutants’.  

The proposed development site covers approximately 0.25 hectares and is located entirely within Flood Zone 1.  The Environment Agency’s Flood Map for Planning confirms that no part of the site is at risk of surface water flooding.  Furthermore, the site is not situated within either of the borough’s designated Critical Drainage Areas, which are located in Heywood and Littleborough.  Based on these factors, a Flood Risk Assessment (FRA) is not required for the proposed surface water drainage schemes.

The aim should be to discharge surface run off as high up the following hierarchy of drainage options as reasonably practicable: The ordered drainage techniques to be assessed with the aim to reduce or omit lower techniques:

· Control at Source (Infiltration / Recycling)
· On Site Treatment (Basins, Swales, Rain gardens, Tree pits)
· Local Treatment (Adoptable Ponds, Basins, Swales etc)
· Regional Treatment (ditto usually to a larger scale)
· Discharge to Watercourses / Bodies
· Discharge to SW Sewers
· Discharge to Combined Sewers

The Council’s Drainage Officer has reviewed the application and there have been ongoing discussions with the applicant as additional information on infiltration rates and green SuDS was required.  Amended drainage proposals were submitted on 24th November 2025 which were reviewed by the Council’s Drainage Officer who confirmed that the details were acceptable in principle although some additional green SuDS source control such as tree pits or hydro planters at rwp points could be incorporated.  An operational, management and maintenance plan is also required.  Both these points can be addressed by way of conditions.

With the above conditions in mind, Officers consider that the proposed development would accord with policy G8 of the adopted Rochdale Core Strategy, Policy JP-S4 of PfE and the NPPF. 

Ecology and Landscaping

Policy G6 establishes that development should protect and improve green spaces and where trees are to be removed they should be replaced at a ratio of 2:1.  This is reinforced in Policy JP-G7 of PfE which states ‘where development would result in the loss of existing trees, requiring replacement on the basis of two new trees for each tree lost, or other measures that would also result in a net enhancement in the character and quality of the treescape and biodiversity value in the local area, with a preference for on-site provision’.  Policy G7 of the Core Strategy requires developments to protect existing biodiversity including trees and vegetation.  The NPPF also requires the planning system to contribute to and enhance the natural and local environment.  

The site comprises buildings, hardstanding, grassland/ruderal and small trees/scrub. The grassland and trees are likely to have some value for wildlife such as nesting birds and possibly hedgehog.  Given that the site is located within a densely urban area of Rochdale and only a relatively small section of habitat will be removed to facilitate the works, a full ecology survey was not considered to be required as it is unlikely that the proposals would impact protected species.  However, 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 will be used to ensure the applicant is aware that they must seek ecological advice should they find or suspect the proposal will impact on protected species.

Work that will impact on habitats where nesting birds may be present should not be undertaken in the main bird nesting season, this matter will be secured by way of condition. 

Contributing to and Enhancing the Natural Environment & Biodiversity Net Gain (BNG)

Section 187 of the NPPF states that planning policies and decisions should contribute to and enhance the natural and local environment.  10% BNG is mandatory under Schedule 7A of the Town & Country Planning Act 1990 (as inserted by schedule 14 of the Environment Act 2021).  The development site is primarily developed land, with small areas of grass, trees and hedging.    

Initially no ecological documents had been submitted with the application however, a BNG assessment was later provided but the Council’s Ecologist found there to be errors and inconsistencies which needed to be rectified.  This took some time to address however, the applicant submitted amended details on the 9th December 2025 which were reviewed by the Council’s Ecologist who advised that the BNG information was now acceptable.  The proposal achieves a net gain on-site of 0.07 habitat units (+10.48%) and given the habitat units to be delivered on-site (including medium distinctiveness habitats and 18 proposed trees), this is considered to be ‘significant on-site gains’. Therefore, a Habitat Monitoring and Management Plan (HMMP) detailing management prescriptions for a 30-year period needs to be secured as part of the planning process to ensure that the habitats can be created and maintained onsite.  The Council’s Ecologist recommended that the trees onsite are spaced out by at least 3-5m when planting to ensure survival.  The Council’s Ecologist did recommend a S106 to secure the habitats onsite for a minimum of 30 years however, officers consider that this matter can be adequately dealt with by way of a condition.  

Planning policy encourages enhancements and net gains for biodiversity to be delivered through the planning system and measures to enhance the site should include the integration of a bat and bird box onto the buildings or suitable trees.  This can be secured by way of condition.

Officers are satisfied that the proposed development would therefore have an acceptable impact on ecology and landscaping subject to relevant conditions and would accord with Policies DM1, G6 and G7 of the Core Strategy, Policy LT/7 of the saved UDP, Policies JP-G6, JP-G7 and JP-G8 of PfE and the NPPF.

RECOMMENDATION

GRANT subject to the following conditions:

1. TIME LIMIT 

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. APPROVED PLANS 

This permission relates to the following plans:-	

Drawing No: 100 – Location Plan 
Drawing No: 106 – Proposed Ground Floor Plan
Drawing No: 107 – Proposed First Floor Plan 
Drawing No: 108 – Proposed Office Floor Plans 
Drawing No: 111 – Proposed Elevations 
Received 16th July 2025

Drawing No: 629-E300 Rev a – Drainage Proposals 
Received 24th November 2025

Drawing No: 103 Rev A – Proposed Site & Landscaping Plan
Received 3rd December 2025

and the development shall be carried out in complete 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. MATERIALS (AS SPECIFIED)

The materials to be used in the construction of the external surfaces of this development shall be as specified on Drawing No: 111 – Proposed Elevations unless otherwise agreed in writing with the Local Planning Authority.  
		
Reason: In the interests of visual amenity and ensuring the new development responds positively to the local context and character in accordance with Policies P2, P3 and DM1 of the adopted Rochdale Core Strategy and the National Planning Policy Framework.

4. VEHICLE PARKING (AS SPECIFIED)

The proposed extension hereby permitted shall not be occupied until all vehicle parking space(s) have been provided in accordance with the plans hereby approved. The space(s) shall be kept available for parking at all times thereafter. 

Reason: In order to ensure there is adequate provision for vehicles to be parked and adequate turning and servicing provision clear of the highway in order to comply with Policy T2 of the adopted Rochdale Core Strategy, Policy JP-C8 of PfE and the requirements of the National Planning Policy Framework.
	
5. EV CHARGING POINTS (AS SPECIFIED)

The proposed extension hereby permitted shall not be occupied until the EV Charging Points have been provided in accordance with the plans hereby approved.  The space(s) shall be kept available as EV Charging Points at all times thereafter.

Reason: In the interests of environmentally sustainable transport in accordance with Policy T2 of the Rochdale Core Strategy, Policy JP-C8 of PfE and the NPPF.

6. HABITAT MANAGEMENT & MONITORING PLAN (PRE-COMMENCEMENT)

The development shall not commence until a Habitat Management and Monitoring Plan (the HMMP) has been submitted to, and approved in writing 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 the 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.

7. HABITAT ENHANCEMENT SCHEME (TO BE APPROVED) 

Prior to first occupation of the proposed extension hereby approved, details of the installation of bat and bird boxes shall be submitted to, and approved in writing by, the local planning authority.  These details shall include the number and type of boxes and a plan showing the location of the boxes.

Reason: In the interests of enhancing biodiversity and habitat provision within the site in accordance with Policy G7 of the Rochdale Core Strategy, JP-G8 of PfE and the NPPF.

8. SUSTAINABLE DRAINAGE MANAGEMENT AND MAINTENANCE PLAN (TO BE SUBMITTED)

Prior to occupation of the development an operation, sustainable drainage management and maintenance plan for the lifetime of the development shall be submitted to the local planning authority and agreed in writing. The sustainable drainage management and maintenance plan shall include as a minimum:

i Arrangements for adoption by an appropriate public body or statutory undertaker, or, management and maintenance by a resident’s management company; and 
ii Arrangements for inspection and ongoing maintenance of all elements of the sustainable drainage system to secure the operation of the surface water drainage scheme throughout its lifetime. 

The development shall subsequently be completed, maintained and managed in accordance with the approved plan. 

Reason: To ensure that management arrangements are in place for the sustainable drainage system in order to manage the risk of flooding and pollution during the lifetime of the development in accordance with Policy G8 of the adopted Rochdale Core Strategy, saved Policy EM/7 of the adopted Rochdale Unitary Development Plan and the National Planning Policy Framework. 

9. DRAINAGE DETAILS (TO BE SUBMITTED)

Prior to first occupation of the proposed extension hereby approved, confirmation of the Drainage Strategy in accordance with the SuDs hierarchy including assessment / incorporation of green surface-based SuDS source control components during subsequent design phases of the development shall be submitted to, and approved in writing by, the Local Planning Authority.  

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 and the National Planning Policy Framework. 


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 Borough 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 are considered to apply.
 
For the purposes of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990, 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 below: 
 
The matters are: 
 
(a) 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; 
 
(b) the pre-development biodiversity value of the onsite habitat; 
 
(c) the post-development biodiversity value of the onsite habitat; 
 
(d) any registered offsite biodiversity gain allocated to the development and the biodiversity and the biodiversity value of that gain in relation to the development; 
 
(e) any biodiversity credits purchased for the development; and 
 
(f) any such other matters as the Secretary of State may by regulations specify.

Procedure Statement 

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.

Notes for Applicant:

1. The applicant is reminded that 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.  The applicant must seek ecological advice should they find or suspect the proposal will impact on protected species.

2. The Council’s Ecologist recommends that the trees onsite are spaced out by at least 3-5m when planting to ensure survival.  


