	
	


DELEGATED DECISION CHECKLIST AND REPORT


	APPLICATION NO.
	CASE OFFICER
	DATE

	     25/01103/FUL                                
	        Claire Ringwood
	11th February 2026 



Address: 95 Marland Fold, Rochdale, OL11 4RF

Proposal:  Erection of replacement dwelling together with associated boundary treatments, landscaping, parking and solar photovoltaic panels, following demolition of existing dwelling

	PUBLICITY
	Weekly list expired? 
	Y
	Site notice expired? 
	N/A

	
	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/A




	CONDITIONS
	Pre-commencement conditions proposed?
	N

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




	RECOMMENDATION
	GRANT subject to conditions 




CHECKED AND SIGNED OFF BY:	RK		DATE: 12/02/2026




SITE

The application site was occupied by a detached 1½ storey bungalow in a residential area on the northern side of Marland Fold.  The property had a pitched roof with front and rear gables and an attached flat roof garage.  Due to structural issues, the property has been demolished.  The surrounding area consists of chalet style bungalows of varying styles and designs.  

The site is within the Defined Urban Area (G/D/1) and directly to the rear of the site is a Greenspace Corridor (G/8) and a Recreational Management Area (RE/7) as identified in the Proposals Map of the saved UDP.  

PROPOSAL

The proposal is for the construction of a new dwelling following the demolition of the original dwelling.  The proposed dwelling will occupy a similar size footprint to that demolished and would comprise a detached chalet style bungalow.  Amendments to the proposed materials was sought as the use of predominantly fibre cement cladding on the front and side elevations was not considered to work within the well-established character of the area.  The applicant’s agent provided an amended plan introducing a (red) brick frontage with brick detailing that wrapped around the side elevations.

The submitted plans show a part forward front projection and a flat roof front porch.  The pitched roof would comprise concrete tiles and on the west roof slope solar panels would be installed.  A dormer window is proposed to the east and the west roof slopes using timber cladding on the inside and light grey metal effect zinc/aluminium standing seam cladding to the outside.

The rear elevation proposes a frameless glazed balustrade at first floor level located underneath the pitch of the roof.  Aluminium windows are proposed.

The proposal provides a driveway with three car parking spaces and front and rear gardens.  Bin storage is shown on the submitted Proposed Site Plan.

PLANS AND INFORMATION SUBMITTED

Drawing No: 2010 Rev P01 – Site Plan
Drawing No: 2104 Rev P02 – Ground Floor Plan
Drawing No: 2104 Rev P03 – Ground Floor Plan
Drawing No: 2110 Rev P06 – Proposed Elevations
Drawing No: 2112 Rev P02 – Proposed Street Elevation 
Drawing No: 3000 Rev P01 – Site Location Plan 
Drawing No: 068-001 Issue 01 – Topographical Survey
Planning Statement 
Preliminary Roost Assessment by arbtech, Status: Final, Issue: 1, Date: 30/09/2025
Structural Site Condition Report by Alvin Loh Consulting Engineers, Date: 12th November 2024
Building Regulations England Part L (BREL) Compliance Report
Summary for Input Data by Elmhurst Energy, Assessment Ref: 00001, Issued in Date: 08/10/2025
Approved Document O report Overheating risk in residential buildings by Integrated Environmental Solutions, Date: 09-10-2025
CIBSE TM59 Overheating Analysis by PB Sustainability, Date: 09.10.25
Energy and Carbon Statement by PB Sustainability, Date: 9th October 2025
Predicted Energy Assessment by Elmhurst Energy 08/10/2025

Received 29th October 2025

Drawing No: 2105 Rev P03 – First Floor Plan
Drawing No: 2106 Rev P02 – Proposed Roof Plan
Drawing No: 2113 Rev P01 – Aerial Perspective
Drawing No: 2114 Rev P02 – External Perspective Views
Received 31st October 2025

Drawing No: 2106 Rev P03 – Proposed Roof Plan
Drawing No: 2110 Rev P07 – Proposed Elevations
Drawing No: 2113 Rev P02 – Aerial Perspective
Drawing No: 2114 Rev P03 – External Perspective Views
Drawing No: 3101 Rev P01 – Proposed Floor Plans 
Received 19th November 2025

Drawing No: 3100 Rev P01 – Proposed Site Plan
Received 18th December 2025

Drawing No: 2110 Rev P08 – Proposed Elevations
Drawing No: 2112 Rev P02 – Proposed Street Elevation 
Drawing No: 2113 Rev P03 – Aerial Perspective
Drawing No: 2114 Rev P04 – External Perspective Views
Received 5th February 2026

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-H3	Type, Size and Design of New Housing 
JP-G7	Trees and Woodland 
JP-G8	A Net Enhancement of Biodiversity and Geodiversity 
JP-C8	Transport Requirements of New Development
JP-P1	Sustainable Places
JP-S2	Carbon and Energy 

Adopted Rochdale Core Strategy (CS):

SO2		Creating successful and healthy communities
C3		Delivering the right type of housing

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
G8		Managing water resources and flood risk
G9		Reducing the impact of pollution

SO5		Improving accessibility and delivering sustainable transport
T2		Improving accessibility

DM1		General development requirements

Unitary Development Plan (UDP): 

G/D/1		Defined Urban Area

Supplementary Planning Documents (SPD):

Supplementary Planning Document note ‘Guidelines and Standards for Residential Development’ (June 2016).

RELEVANT SITE HISTORY

25/01103/FUL – Erection of replacement dwelling together with associated boundary treatments, landscaping, parking and solar photovoltaic panels, following demolition of existing dwelling.  Pending consideration.

23/00663/HOUS - Part single / part two-storey rear extension including first floor terrace with glass partition walls, first floor gable extension, dormer extension to side elevations, canopy over existing garage and new primary entrance, insertion of 2no windows to side elevations and 1no rooflight and alteration to fenestration on front and side elevations.  Approved 09/10/2023.

25/01082/DEM - Application for prior approval for the demolition of the dwelling.  Approved 25/11/2025.  

SUMMARY OF CONSULTATION RESPONSES

United Utilities 

Summary: All options for the sustainable management of surface water must be thoroughly investigated before we will accept any surface water connections from new development to the public sewer.  It is also the applicant’s responsibility to investigate the existence of any pipelines that might cross or impact their proposed site. 

Highways 

Summary: No highways objections to this proposal.

Greater Manchester Ecology Unit 

Summary: No comments at the time of writing.

Environmental Health (Noise) 

Summary: No comment at the time of writing.
Greater Manchester Archaeological Advisor 

Summary: No objection.

REPRESENTATIONS

Letters of notification were sent to all surrounding properties.  No letters of representation have been received. 

ANALYSIS

Principle of Development

The application site lies within the Defined Urban Area and within a Greenspace Corridor under the Proposals Map of the Unitary Development Plan (UDP).  Policy G/D/1 of the UDP aims to locate new development in the urban area in order to support urban regeneration and to protect the countryside.  Paragraph 11 of the NPPF sets out the ‘presumption in favour of sustainable development’ and states that development plans should be approved without delay.  

As the proposal is to replace an existing dwelling that needed to be demolished due to structural problems, the principle of development is acceptable and is in accordance with Policy G/D1 of the UDP and the NPPF.  

Visual Amenity 

Policy DM1 of the Council’s Core Strategy requires all development proposals, including changes of use of land and buildings, extensions and alterations, to demonstrate that they are of a high quality design and take the opportunity to enhance the quality of the area.  Policy P3 of the Core Strategy acknowledges that good design will improve the image and attractiveness of the borough as a place to live, work and visit. This policy requires all new developments to adhere to high quality design and enhance the borough’s identity and sense of place, by respecting context where it is positive and having regard to the scale, density, massing, height, layout, landscape, materials and access of surrounding buildings and areas in general.

In addition, Core Strategy Policy C3 requires a high standard of development and layout that produces attractive places.  Furthermore, Paragraph 135 of the National Planning Policy Framework states that planning decisions should ensure that developments are sympathetic to local character and visually attractive as a result of good architecture, layout and effective landscaping.

Policy JP-H3 of PfE requires development ‘to incorporate a range of dwelling types and sizes’ and a key aim of the Plan is to boost the supply of well designed, adaptable new homes with appropriate access to private space.’

Paragraph 139 of the NPPF states that in determining applications, significant weight should be given to outstanding or innovative designs which promote high levels of sustainability, or help raise the standard of design more generally in an area, so long as they fit in with the overall form and layout of their surroundings. 

The proposed dwelling is of a more contemporary design than the existing properties within the vicinity however, it remains chalet style in design and with the amendment to the materials the proposal now sits comfortably within the street scene.  The materials now include brick to the front elevation with wrap-around brick detailing to the side elevations which is a substantial improvement from the previous fibre cement cladding.  Although cladding remains on the rear/side elevations, it has been significantly reduced on the development and will be generally screened by neighbouring properties and officers are satisfied that this will not impact on the street scene or the character of the area.

The Council’s Urban Design Officer has reservations about the dormer colours and advised that even if the chosen materials are accepted, the colours should really relate more closely to the roof finish, in domestic alterations, it would be expected that dormer windows match the roof materials and colour.  The proposed materials are timber and light grey metal effect zinc/aluminium cladding which, as shown on the submitted plans, provides a stark contrast with the dark grey concrete roof tiles.  A condition requiring details of the proposed materials to be submitted will be imposed and the dormer colours can be addressed in more detail at this stage.  

The Proposed Site Plan shows a 900mm brick wall and railings to the front elevation which the plan states will match 97 Marland Fold and planting is proposed behind and within the site.  Boundary fencing varying from 900mm to 1800mm is proposed around the site.  Paving is proposed around the property with areas of grass to the front and rear.  No details of the boundary fencing has been submitted other than what is shown on the Proposed Street Elevation, Aerial Perspective and External Perspective Views.  To ensure these details are appropriate, a condition will be required for details of the boundary treatment to be submitted,

The proposed dwelling has been designed to incorporate on-site energy sources with on-site storage solutions, EV car charging and other low carbon technologies.  Supporting reports have been submitted with the application including an Energy Statement to demonstrate how the development has sought to maximise reductions in carbon emissions.  Solar panels are proposed to a large area of the west roof slope which does create an untidy arrangement however, Policy JP-P1 (Sustainable Places) of PfE states that development, wherever appropriate should…..15 B. address microclimate issues such as sunlight, indoor air quality, overheating, shade, wind and shelter whilst Policy JP-S2 (Carbon and Energy) aims to deliver a carbon neutral Greater Manchester no later than 2038.  With these policies in mind, although there are concerns with the visual appearance of the solar panels, the benefits of the low carbon technologies proposed outweigh this concern in this instance.  

Officers therefore consider that in general, the proposed dwelling would be acceptable (subject to relevant conditions) and would not adversely impact the character and appearance of the street scene and accords with Rochdale Core Strategy Polices DM1, P3 and C3, Policies JP-H3, JP-P1 and JP-S2 of PfE and the NPPF.

Residential Amenity

Paragraph 135 of the National Planning Policy Framework advises that planning decisions should always seek to secure a good 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.”

As mentioned above, the proposed dwelling occupies a similar footprint to the demolished property and is only marginally higher.  The submitted Proposed Street Elevation shows the proposed dwelling is no higher than the neighbouring properties and although there are side facing dormer windows, these are to a bathroom and an en-suite and will be conditioned to have obscure glazing.  As such, the proposal is not considered to have a detrimental impact on neighbouring properties in terms of loss of privacy, overlooking, overshadowing or overbearing effects.

Noise and Disturbance

It is acknowledged that there will be some noise and disturbance whilst the development is under construction however, this will only be short term.  The proposed dwelling will also be in a residential area and as such a residential use is not inappropriate and would be in keeping with the surrounding area.

Due to the proximity of neighbouring properties, it is considered appropriate to include a site hours working restriction to ensure residents of neighbouring properties are not unduly affected by noise and disturbance and this will be secured by way of condition. 

Living conditions for future occupiers

The Nationally Described Space Standards is a technical standards document produced by the Government to ensure internal space within new dwellings is suitable for application across all tenures.  Table 1 of this document sets out the minimum gross internal floor area requirements for new dwellings, across varying number of bedrooms, occupants and floors.  The proposed dwelling is approximately 200sqm which significantly exceeds the relevant NDSS standard for a 3 bedroom dwelling.  In assessing this application, it is noted that no details on the intended number of occupants have been submitted however, due to the sizing of the proposed dwelling it is likely that the dwelling could accommodate families up to 6 individuals. 

All rooms have windows which will provide adequate levels of light and outlook and is provided with an adequate level of private amenity space to the rear and the proposal is within very close proximity to the Greenspace Corridor at the rear.  Officers are therefore satisfied that the occupier amenity would be satisfactory.  

Subject to the conditions mentioned above, the proposal is considered in accordance with Policy DM1 of the Rochdale Core Strategy, the Supplementary Planning Document note ‘Guidelines and Standards for Residential Development’ and the NPPF. 

Highways

The Council’s Highways Officer has reviewed the application and as the site was previously a dwelling and is within an established residential area there are no objections to the proposal.  The level of parking is acceptable as is the access into the site.  No changes are proposed to the existing highways network and refuse and collection will operate as normal.

Three car parking spaces are proposed (secure by condition) and bin storage is proposed within the site.

Taking the above 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’.  

[bookmark: _Hlk221698672]The application site is not in a flood risk area.  As such, a detailed drainage strategy is not required however, the proposed development should aim to follow the drainage hierarchy and look at all options for the sustainable management of surface water as recommended by United Utilities.  This matter will be addressed through building regulations however, an informative will be added to the decision to ensure the drainage hierarchy is fully investigated.

The proposed development accords with Policy G8 of the adopted Rochdale Core Strategy, Policy JP-S4 of PfE and the NPPF. 

Trees and Ecology 

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.  

A Preliminary Roost Assessment has been submitted with the application.  This assessment is dated 25th September 2025 and refers to the demolition of the existing property.  A condition was attached to the previously approved prior approval application for the demolition of the property for the roof of the property and the shed to be stripped by hand with care with the presence of bats borne in mind.  

The Proposed Site Plan shows planting within the garden area including grassed areas to the front and rear.  The Preliminary Roost Assessment recommends that the installation of two bird boxes and three bat boxes can be accommodated on the proposed dwelling.  Given the residential nature of the development and the modest amenity space that would be provided, this is considered appropriate and will be secured by way of condition.  Due to the Greenspace Corridor location, features such as mammal gaps will also be appropriate and this can be incorporated into the boundary treatment condition.

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

Section 187 of the NPPF states that the 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).  There are types of development however, that will be exempt from the mandatory biodiversity net gain requirements. 

Self-build and custom build applications are included in these types of development however, to qualify they must:

1. consist of no more than 9 dwellings; 
2. be on a site that has an area no larger than 0.5 hectares; and     
3. consist exclusively of dwellings that are self-build or custom housebuilding as defined in section 1(A1) of the Self-build and Custom Housebuilding Act 2015

The submitted Planning Statement provides an exemption statement and confirms the proposal is compliant with points 1 and 2 above, the proposal is for one replacement dwelling and the site is 0.36 hectares.  The definition of self-build or custom housing means the building or completion by – (a) individuals; (b) associations of individuals; or (c) persons working with or for individual or associations of individuals, of houses to be occupied as homes by those individuals.

The Planning Statement confirms the applicant has owned the existing property prior to its demolition and the replacement dwelling will be occupied by the applicant once built.  As such, the proposal meets the above criteria and qualifies for the self-build exemption of Biodiversity Net Gain requirements.

Subject to the above condition, Officers are satisfied that the proposed development accords with Policies G6 and G7 of the Rochdale Core Strategy and Policy JP-G8 of PfE. 

Contamination and Land Stability 

Core Strategy Policy G9 states that the Council will ensure that any risks arising from contaminated land or land instability are identified, and that any appropriate actions to address these risks are taken, prior to development taking place.

The site does not fall within a Coal Minig Development High Risk Area (although it is close to the edge of one) or an area identified as having contamination.  As such, no further details are required.  The proposal is therefore in accordance with Policy G9 of the adopted Rochdale Core Strategy and the NPPF in relation to contamination and land stability.

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 and documents:

Drawing No: 3000 Rev P01 – Site Location Plan 
Received 29th October 2025

Drawing No: 3101 Rev P01 – Proposed Floor Plans 
Received 19th November 2025

Drawing No: 3100 Rev P01 – Proposed Site Plan
Received 18th December 2025

Drawing No: 2110 Rev P08 – Proposed Elevations
Drawing No: 2112 Rev P02 – Proposed Street Elevation 
Received 5th February 2026

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

Notwithstanding any description of materials in the application or on the approved plans, no above ground construction works shall take place until samples and / or full specifications of materials to be used externally on the dwellings hereby approved have been submitted to and approved in writing by the Local Planning Authority.  It should be noted that the dormer colours should relate more closely to the roof finish.  Development shall be carried out in accordance with the approved details.	

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with Policies P3 and P2 of the Rochdale Core Strategy, Policy JP-P2 of PfE and the requirements of the National Planning Policy Framework.

4. HOURS OF WORK 

No construction, demolition or associated deliveries shall take place outside the hours of 0800hrs to 1800hrs Mondays to Fridays, and 0900hrs to 1400hrs on Saturdays, and not at any time on Sundays and Bank or Statutory Holidays without prior written approval from the Local Planning Authority.

Reason: In order to protect occupiers of nearby properties from unreasonable disturbance from works connected with implementing this permission in accordance with Policies DM1 and G9 of the Rochdale Core Strategy.

5. BOUNDARY TREATMENTS 

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.  The submitted details shall include features such as mammal gaps.  The approved structures shall be erected in accordance with the approved details and thereafter retained.  	
		
Reason: To safeguard the amenities of the adjoining neighbouring properties from overlooking and loss of privacy and in the interests of visual amenity and the character of the area in accordance with Policies P3 and DM1 of the Rochdale Core Strategy and the Council’s Guidelines and Standards for Residential Development SPD.

6. BIODIVERSITY ENHANCEMENTS (TO BE SUBMITTED) 

The development hereby permitted shall be carried out in accordance with the biodiversity enhancements as recommended in the Preliminary Roost Assessment by arbtech, Status: Final, Issue: 1, Date: 30/09/2025, received by the Local Planning Authority on 29th October 2025.  The biodiversity enhancements shall include the provision of 3 x bat and 2 x bird boxes.  The biodiversity enhancement measures shall be implemented in full prior to first occupation of the dwelling 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. VEHICLE PARKING 

The dwelling hereby permitted shall not be occupied until all vehicle parking space(s) have been provided in accordance with the plans hereby approved. 
 
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. 
 
8. OBSCURE GLAZING 

Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 (or any Order revoking and/or re-enacting that Order) the proposed east and west facing dormer windows shall not be openable below a height of 1.7 metres when measured from the floor level of the room within which it is located. The window shall be glazed with obscure glass before first occupation of the development hereby approved and shall be maintained as such at all times thereafter.

Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of privacy in accordance with Policy DM1 of the Core Strategy and the Council’s SPD - Guidelines and Standards for Residential Development.

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:

INFORMATIVE(S):

The applicant is advised to consider the drainage hierarchy and contact United Utilities prior to any development to ensure all options for the sustainable management of surface water is fully investigated.


