DELEGATED DECISION CHECKLIST AND REPORT


	APPLICATION NO.
	CASE OFFICER
	DATE

	        25/00713/FUL
	        Claire Ringwood
	10th January 2026



Address:  Unit 12, Fothergill Coated Fabrics Ltd, Smallbridge Business Park, Riverside Drive, Rochdale, OL16 2SH

Proposal:  Extension to existing factory and warehouse facility with associated extension to service yard

	PUBLICITY
	Weekly list expired? 
	Y
	Site Notice expired? 
	Y

	
	Neighbour letters expired?
	Y
	Press Notice expired?
	Y



	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 Arcus?
	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: 11/02/2026




SITE

The application site is currently occupied by Fothergill Coated Fabrics Ltd who manufacture PTFE coated glass and aramid fabrics, tapes and belts.  The building is located in an established industrial estate with residential properties to the north-west of the site who are separated from the building by a landscaped buffer lined with trees.  This landscaped buffer extends the full length of the north-west boundary.  The building is at a lower level than the residential properties and Spring Mill Walk is directly to the rear of the site.  The existing building is a large rectangular shaped industrial building with a shallow pitched roof.  Parking is to the front and right-hand side of the building.   

The site is within the Defined Urban Area (Policy G/D/1) and a Primary Employment Zone (EC/2) as identified in the Proposals Map of the saved UDP.  

PROPOSAL

The application is for an extension to the rear of the existing warehouse to increase internal storage and processing capacity.  The extension will be constructed from a multi-span portal frame for greater internal flexibility.  Four doors (two on each side elevation) are proposed.  The existing building remains unchanged.

The submitted Design & Access Statement states the existing building provides 372m2 of office accommodation and 2,609m2 of production facility.  The proposed extension has a GIA of approximately 1,255m2.  

The proposed extension measures approximately 29m in depth, 11.5m to eaves level and 17m at its highest point.  The existing building measures 6.8m to eaves level and 12m at its highest point.  The proposed extension is higher than the existing building to maximise the potential storage capacity.  The proposed extension has a pitched roof with one PPC aluminium louver to the rear gable to match the cladding and is the same width as the existing building.  

There are no changes to the existing vehicular or pedestrian access points.

The submitted Planning Statement refers to the proposed materials as consisting of horizontally-laid, metal-faced composite panels to match the appearance of the existing building and to respond to the industrial character of the surrounding area (secure by condition). 

A new retaining wall is proposed to the rear of the site ranging in height from 1m to 4.5m high.  The submitted plans show this wall is located inside the existing boundary fence.  The agent has advised that the purpose of the retaining wall is to retain the existing land levels above it.  The land rises up around the boundary of the site and this will require cutting into a little to accommodate the proposed extension.  As a result, the retaining wall is to support the existing land beyond/above.

PLANS AND DOCUMENTS SUBMITTED 

Drawing No: X141-EX-AS1.01 Rev B – Existing Site Plan with Roof Plan 
Drawing No: X141-EX-AS2.01 Rev A – Existing Ground Floor Plan
Drawing No: X141-EX-AS3.02 Rev A – Existing Elevations Sheet 2
Drawing No: X141-EX-AS3.01 Rev A – Existing Elevations Sheet 1
Drawing No: X141-PR-AK1.01 Rev B – Proposed Site Plan with Roof Plan
[bookmark: _Hlk220596029]Drawing No: X141-PR-AV1.01 Rev A – Proposed Elevations Sheet 1
Drawing No: X141-PR-AL1.01 Rev A – Proposed Ground Floor Plan 
Drawing No: X141-PR-AV1.02 Rev A – Proposed Elevations Sheet 2
Preliminary Ecological Appraisal Report by Collington Winter Environmental, Report Ref: CW20-2720 RPT 001. Rev 2, Date: 02/07/2025
Statutory BNG Metric Calculation
Flood Risk Assessment & Outline Drainage Strategy by PG Consulting Civil & Infrastructure Engineers, Report No: PGC1246-RP-C-001, Issue: 1, Status: Final, Date: 15/04/2025 
Preliminary Risk Assessment by LK Consult, Job No: LKC251054, Revision: 0, Report Date: 17th April 2025
Appendix B – Envirocheck Report by LK Consult
Appendix C – Historical BGS Boreholes, Appendix D – Zetica UXO Unexploded Bomb Risk Map, Appendix E – Risk Evaluation, Appendix F - References by LK Consult 
Received 11th July 2025

Drawing No: X141-AP1.01 Rev B – Location Plan 
Planning Statement 
Noise Impact Assessment by Philip Dunbavin Acoustics Ltd, Report Ref: J005741-9036-CW-01, Issue: 01, Date: 14/08/2025
Arboricultural Statement by Cheshire Woodlands, Ref: CW/11826-AS, Date: 22 August 2025
Received 3rd September 2025

Crime Impact Statement by Greater Manchester Police, Version A: 09/09/25, Reference: 2025/0304/CIS/01
Received 25th September 2025 

Preliminary Ecological Appraisal Report by Collington Winter Environmental, Report Reference: CW20-2720 RPT 001, Rev 3, Date: 26/09/2025
Received 30th September 2025

Design and Access Statement 
Received 1st October 2025

Biodiversity Net Gain Assessment by Collington Winter Environmental, Reference: CW20-2720 RPT 004, Rev 3, Date: 02/10/2025
Statutory BNG Metric Calculation
Received 2nd October 2025

Flood Risk Assessment & Outline Drainage Strategy by PG Consulting Civil & Infrastructure Engineers, Report No: PGC1246-RP-C-001, Issue: 2, Status: Final, Date: 04/12/2025 
Received 4th December 2025

Drawing No: X141-PR-AV1.03 – Proposed Site Cross Section
Received 10th 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 

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
G5		Managing protected open land 
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/2		Primary Employment Zone

Supplementary Planning Documents (SPD):

Guidelines and Standards for Residential Development (June 2016).

RELEVANT SITE HISTORY

90/D24904 - Business Park.  Approved 30/01/1992.

91/D27248 - Excavation Grading And Infill Of Land As Site Preparation For Subsequent Development As Smallbridge Business Park.  Approved 13/02/1992.

00/D38243 - Erection Of Industrial Unit And Offices With Associated Car Parking Area.  Approved 29/01/2001.

00/D37874 - Erection Of Industrial Unit And Offices With Associated Car Parking Area.  Approved 11/09/2000.

SUMMARY OF CONSULTATION RESPONSES

Environment Agency 

No comments at the time of writing.

United Utilities 

Summary: Drainage proposals are not acceptable to United Utilities and recommended a condition. 

Highways 

Summary: No objection.

Greater Manchester Ecology Unit 

Summary: No objection subject to conditions. 

Drainage Officer 

Summary: Some SuDS source control should be feasible.

Environmental Protection (Land)

Summary: No objection subject to an investigation and risk assessment being conditioned.

Environmental Health (Noise)

Summary: No comments at the time of writing.

Greater Manchester Archaeological Service

Summary: Having reviewed the development proposals against all our records, GMAAS is satisfied that the delivery of the scheme will not damage or remove any known or suspected remains of archaeological interest. As such, no further consideration of archaeological matters is warranted in this instance.

Greater Manchester Police

Summary: No objection subject to the inclusion of a condition requiring the scheme is design and constructed in accordance with the submitted Crime Impact Assessment.

REPRESENTATIONS

Written notification letters were sent to occupiers of properties surrounding the development site and the application was publicised in the local press and site notices displayed.  One letter of representation has been received wanting to know how the proposal will affect them.  Site sections were emailed to the neighbouring property asking for any further comments, none were received.

ANALYSIS

Principle of development

The application site is located within the defined urban area and a Primary Employment Zone as allocated under the saved UDP allocations plan.  Saved Policy EC/2 establishes that within primary employment zones development and change of use for industrial, business and warehouse uses will be permitted where the proposals:

- are of an appropriate scale and character to the area;
- will cause no unacceptable environmental or amenity problems; and
- will cause no unacceptable traffic problems.

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 industrial/commercial area where there is a mixture of larger and smaller industrial units in close proximity.  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.  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 application proposes an extension to an existing building at the rear of the site comprising a GIA of approximately 1,255m2.  The height of the proposed building will be approximately 5m higher than the existing building.  In respect of the design, size and scale of the proposed extension, the development is considered acceptable in the context of the existing industrial buildings on the site.  The extension is to the rear of the site and although it will be visible from Spring Mill Walk and to some degree from Riverside Drive, it will still be set within the industrial/commercial estate.  

The proposed extension will be similar in appearance and style to the existing building and it is considered appropriate within the Primary Employment Zone. 

The proposed extension would be of typical industrial construction, and the materials would comprise horizontally-laid, metal-faced composite panels to match the appearance of the existing building which is considered to respond to the industrial character of the surrounding area.

As this is a major application, a Crime Impact Statement was required.  This has been produced by Greater Manchester Police (Design for Security) who have advised that the layout of the proposal is acceptable but as long as the issues discussed in more detail in Section 3.3 of the report are addressed.  These issues are recommendations only and include a comprehensive survey of the existing perimeter fence to address any weaknesses and consideration of secondary fence lines to prevent unauthorised access to external storage/servicing areas.  These matters can be addressed by way of informative.    

A new retaining wall is proposed to the rear of the proposed extension which the submitted plans state would vary in height from 1m to 4.5m.  The agent has advised that the retaining wall would rise to match the existing ground levels above the wall and that the height will be reduced wherever possible but generally the wall rises from 1m high at the yard end to just around 4.5m at the back corner. The wall will then drop in height to meet the existing retaining wall around the existing outbuilding.  Although the wall has the potential to be relatively high, it is within the grounds of the site.  No elevation details or materials of the proposed wall have been submitted however, this matter can be dealt with by way of condition.

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.’

Although the application site is located within an allocated employment zone there is a residential development to the north-west of the site.  The closest residential properties are on Spokeshave Way and there is a distance of approximately 43.5m between the boundary of the closest properties and the proposed extension.  There are levels at the site, and the residential properties are at a higher level, there is also a landscaped buffer between which is lined with trees.  A site section drawing has been submitted which shows the relationship between the proposed extension and the neighbouring properties.  Officers consider that the separation distance along with the landscaped buffer and difference in levels are sufficient to protect these neighbouring properties from any overbearing effects of the development and there is not considered to be any impact in regard to loss of privacy or overshadowing.  

A Noise Impact Assessment has been submitted with the application.  This assessment took into account both storage and production use within the proposed extension and concluded that the assessment indicated that the rating level at the worst affected noise sensitive receiver is likely to be at least 17 dB below the background sound level and in accordance with BS4142:2014 this is an indication that noise emissions from the scheme will have a low impact.  The assessment continued that noise emissions from the existing use dominated the noise climate at the nearby dwellings and the operations associated with the proposed extension (whether for storage or expansion of production capacity) are not expected to be significantly different in character to the existing use.  As such, officers consider that the proposal will not have an adverse impact on the existing residential units in regard to noise and disturbance. 

The neighbouring industrial units will notice the additional height and overall size of the extension however, in the context of the existing industrial estate, the proposal is not considered to be harmful to the amenity of these neighbouring units.

As such, the proposal would sufficiently protect 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’.

Access to the site will remain as existing and the Council’s Highways Officer has raised no objection.  Vehicles, including HGVs and staff cars, will continue to enter the site via the existing access from Riverside Drive.  The on-site staff and visitor car park to the south-east of the site provides 32 parking bays and this remains unaffected by the proposal.  Refuse and servicing will continue as existing.

Taking the above matters into consideration, 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’.  

A Flood Risk Assessment & Outline Drainage Strategy has been submitted which was reviewed by the Council’s Drainage & Flooding Officer.  A number of concerns with this report were raised which included potential flood risks and main river (Ash Brook) alignments needed to be reviewed on site, the design approach should incorporate a 45% climate change allowance, SuDS source control should be incorporated and site-based infiltration investigation should be assessed.

Additional drainage information was submitted on 22nd December 2025 which the Council’s Drainage Officer advised was acceptable in principle and where infiltration options could be conditioned however, they advised that some green SuDS rather than just a filter drain and attenuation should be sought, this is a significant extension and incorporating some source control such as tree pits, raingardens, hydro-planters etc to pick up rainwater pipes and/or areas of paved yards etc should be feasible.

The agent submitted an updated Flood Risk Assessment & Outline Drainage Strategy on the 4th December 2025 to address the concerns raised above.  Due to the topography of the site the agent advised that it is not feasible to accommodate a swale as any swale would need to be wider than 3m to tie into the existing site levels and the site could not afford to lose this much space from the extended service yard for operational reasons.    This justification is acknowledged although the Council’s Drainage & Flooding Officer advised that incorporating some source control should be feasible.  As the submitted drainage strategy is in outline, a condition will be imposed for the submission of a detailed drainage strategy to be submitted which would then be able to address other SuDS source control.

United Utilities have also made detailed comments which have been provided to the applicant recommending conditions relating to a sustainable surface water drainage scheme and a sustainable drainage management and maintenance plan.

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.  

A Preliminary Ecological Appraisal was submitted with the application which found the site to have potential for amphibians and various mammals and precautionary working methods have been proposed within Section 4.2 of this appraisal.  A sensitive lighting strategy is also proposed to reduce potential impacts of foraging and commuting bats.  These need to be adhered to and will be secured via condition.  The Council’s Ecologist has recommended that a CEMP: Biodiversity is secured via condition to protect the nearby River Roch, Ash Brook, and any wildlife using them from any adverse impacts of the development.

The Council’s Ecologist has also stated 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.  An informative should be used so that the applicant is aware that they must seek ecological advice should they find or suspect that the proposal will impact on protected species.

Works that could impact on nesting birds should not be undertaken in the main bird nesting season (March - August) unless suitable checks for active bird nests have been undertaken.

Planning policy encourages enhancements and net gains for biodiversity to be delivered through the planning system. Wherever possible measures to enhance the site for biodiversity should be secured as part of this planning application; these could include integration of bat or bird boxes into the building on site and will be secured by way of condition.

Trees

An Arboricultural Statement has been submitted with the application which confirms that some low-quality trees (two trees and one group of trees) will be removed to accommodate the proposed extension and that all of the significant ‘moderate quality’ trees (three trees and 4 groups of trees) can be retained and protected during construction.  Pruning is proposed to three trees and one group of trees.  To ensure the remaining trees are protected during construction, a condition will be imposed to secure tree protection measures as recommended in the Arboricultural Statement.

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 is subject to the mandatory general biodiversity gain condition.  A BNG assessment has been provided that indicates 10% net gain is not achievable on the site and the scheme has a deficit of 0.26 habitat units which are required to meet the statutory 10%.

The Council’s Ecologist has no reason to doubt the assessment of the baseline or projected post-development value of the site and the applicant’s agent has confirmed that the applicant intends to buy the additional 0.26 credits from an off-site scheme to achieve the overall 10% net gain.  The Council’s Ecologist has confirmed that the Statutory Biodiversity Gain condition will apply and in order to discharge the condition, sufficient information will be required to demonstrate how a 10% net gain will be achieved, including a Biodiversity Gain Plan, final version of the BNG metric showing a 10% net gain in habitat units, and evidence that the correct number and type of units have been successfully purchased and allocated to the development.

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, Policies JP-G6, JP-G7 and JP-G8 of PfE and the NPPF.

Contamination and Land Stability 

Policy G9 requires that any risks associated with contaminated land are identified and addressed prior to development. In addition, the borough has been subjected to past coal mining activity, which has left a legacy. It is therefore important that ground conditions are fully considered by developers as part of new development proposals and, where necessary, appropriate remedial measures must be set out and implemented to address any issues of unstable land and ensure safety and stability of new development.

Paragraph 187 of the NPPF states that planning decisions should contribute to and enhance the local environment by preventing new and existing development from contributing to, being put at unacceptable risk from, or being adversely affected by, unacceptable levels of soil, air, water or noise pollution or land instability, and remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land, where appropriate.

The application is supported by a Preliminary Risk Assessment which has been reviewed by the Council’s Environmental Protection Officer who has advised the report recommends further work as set out in Section 7.2, Table 7-4.  This further work has not been forthcoming as part of the application and the Council’s Environmental Protection Officer has recommended a site investigation and assessment is secure by way of condition.    

Subject to an appropriate condition in respect of the above, the requirements of Policy G9 of the adopted Rochdale Core Strategy and the National Planning Policy Framework in relation to contamination and land stability would have been satisfied.

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: X141-PR-AK1.01 Rev B – Proposed Site Plan with Roof Plan
Drawing No: X141-PR-AV1.01 Rev A – Proposed Elevations Sheet 1
Drawing No: X141-PR-AV1.02 Rev A – Proposed Elevations Sheet 2
Drawing No: X141-PR-AL1.01 Rev A – Proposed Ground Floor Plan 
Received 11th July 2025

Drawing No: X141-AP1.01 Rev B – Location Plan 
Received 3rd September 2025

Drawing No: X141-PR-AV1.03 – Proposed Site Cross Section
Received 10th 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

Notwithstanding any description of materials in the application, no above ground works shall take place until samples or full details of all materials to be used on the external surfaces of the building have first been submitted to, and approved in writing by, the Local Planning Authority. The development shall be carried out and thereafter maintained in accordance with the approved details. 
		
Reason: These details are required due to insufficient information being contained within this submission and 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. RETAINING WALL 

No development shall take place until details of the retaining wall, including elevations and materials, have been submitted to, and approved in writing by, the Local Planning Authority.  

Reason: To ensure 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. 

Reason for pre-commencement condition: No details of the retaining wall have been provided.

5. SITE INVESTIGATION AND ASSESSMENT 

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:

1. a survey of the extent, scale and nature of contamination
1. an assessment of the potential risks to:
1. human health,
1. property (existing or proposed) including buildings, crops, livestock, pets, woodland, and service lines and pipes,
1. adjoining land,
1. groundwaters and surface waters,
1. ecological systems,
1. archaeological sites and ancient monuments;
1. where unacceptable risks are identified, an appraisal of remedial options and proposal of the preferred option(s)

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 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. EXTERNAL LIGHTING

No development shall commencement until an external lighting plan, if applicable, has been submitted to, and approved in writing by, the Local Planning Authority.  The approved scheme shall thereafter be maintained and operated in accordance with the approved details.

Reason: To reduce the potential impacts of foraging and commuting bats to ensure that they are not adversely impacted upon as a result of the development in accordance with Policy G7 of the adopted Core Strategy and the NPPF.

Reason for pre-commencement condition: No details of any external lighting have been provided.

7. PRECAUTIONARY WORKING METHOD STATEMENT FOR MAMMALS / AMPHIBIANS 

Prior to any vegetation clearance, earth works or machinery on the site, a precautionary working measures method statement for mammals and amphibians shall be submitted to and approved in writing by the Local Planning Authority.  The development shall only be implemented in accordance with the agreed details.

Reason: In order to protect wildlife from works that may impact on their habitats, pursuant to Policy G7 of the Rochdale Core Strategy, JP-G8 of PfE and the National Planning Policy Framework. 

8. CONSTRUCTION ENVIRONMENTAL MANAGEMENT PLAN 

No development shall take place (including demolition, ground works, vegetation clearance) until a construction environmental management plan (CEMP: Biodiversity) has been submitted to and approved in writing by the Local Planning Authority. The CEMP (Biodiversity) for each phase shall include the following:

1. Identification of "biodiversity protection zones".
2. Practical measures (both physical measures and sensitive working practices) to avoid or reduce impacts during construction (may be provided as a set of method statements).
3. The location and timing of sensitive works to avoid harm to biodiversity features.
4. The times during construction when specialist ecologists may need to be present on site to oversee works.
5. Responsible persons and lines of communication.
6. Use of protective fences, exclusion barriers and warning signs.
 
The approved CEMP shall be adhered to and implemented throughout the construction period strictly in accordance with the approved details, unless otherwise agreed in writing by the Local Planning Authority.
 
Reason: To minimise detrimental effects to the natural environment during the construction phase in accordance with Policies DM1, P2 and P3 of the adopted Rochdale Core Strategy and the National Planning Policy Framework.

Reason for pre-commencement condition: As the development will include site clearance, demolition works, ground works and engineering works an understanding will therefore be necessary of what measures will be put in place to protect the amenity of the natural environment and the area in general, prior to commencement of any works taking place.

9. BIRD NESTING

No works or vegetation clearance shall take place during the optimum period for bird nesting (1st March - 31st August inclusive) unless nesting birds have been shown to be absent or a method statement for the protection of any nesting birds is agreed in writing by the Local Planning Authority. Any method statement shall then be implemented for the duration of the works.

Reason - In order to protect wildlife from works that may impact on their habitats in accordance with Policy G7 of the Rochdale Core Strategy, JP-G8 of PfE and the National Planning Policy Framework.
		
10. HABITAT ENHANCEMENT SCHEME 

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 securing adequate biodiversity and habitat enhancement within the site in accordance with Policy G7 of the Rochdale Core Strategy, JP-G8 of PfE and the NPPF.

11. SUSTAINABLE DRAINAGE MANAGEMENT AND MAINTENANCE PLAN 

Prior to occupation of the development a 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. 

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.

12. DRAINAGE DETAILS 

No development shall take place until a detailed Drainage Strategy in accordance with the SuDs hierarchy including assessment / incorporation of sustainable 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. 

Reason for pre-commencement condition: As further source control measures are required.

13. TREE PROTECTION MEASURES 

The erection of fencing for the protection of any retained tree or trees shall be undertaken in accordance with the Arboricultural Statement by Cheshire Woodlands, Ref: CW/11826-AS, Date: 22 August 2025, received by the Local Planning Authority on 3rd September 2025 before any equipment, machinery or materials are brought on to the site.  Such protection as required in the Arboricultural Statement shall be retained throughout the entire period of construction and until all equipment, machinery and surplus materials have been removed from the site.  No materials, soil, rubbish or vehicles shall be deposited or stored in any area fenced in accordance with this condition and no fires shall be lit, and no raising or lowering of ground levels shall take place within this area.  No drains, pits, ditches or trenches shall be dug in or run across the area protected by the fencing, at any time before, during and after the development of the site, unless otherwise agreed in writing by the Local Planning Authority.  

Reason: In order to ensure that retained trees are adequately protected, in the interests of the visual amenities of the locality in accordance with Policies DM1, G6 and G7 of the Core Strategy, Policy JP-G7 of PfE and the NPPF.

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:

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.

BIODIVERSITY GAIN PLAN

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.


The applicant is advised of United Utilities comments (which have been sent under separate cover) and should contact United Utilities prior to any development taking place.

The applicant is reminded of the recommendations made by Greater Manchester Police and should consider implementing the works in Section 3.3 of the Crime Impact Statement by Greater Manchester Police, Version A: 09/09/25, Reference: 2025/0304/CIS/01, received by the Local Planning Authority on 25th September 2025.


