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Officer Report

	Case Reference:
	25/00862/FUL

	Location:
	43A Oldham Road, 
Northern Accident Repair,
Rochdale,
OL16 5QL

	Proposal:
	[bookmark: _Hlk225514549]Sub-division of existing building into 6 units (Use Class B2 - General Industrial), replacement roof including addition of rooflights, installation of 4 doors and 2 roller shutters removal of flues, and associated works including alterations to parking layout and boundary treatment

	Recommendation:
	Grant subject to conditions

	Officer: 
	Majid Mir





SITE

The application relates to 43A Oldham Road, a single storey industrial building that was previously occupied by Northern Accident Repair. The site is presently unoccupied. The site is located by the busy junctions between Oldham Road, Milnrow Road, Railway Street and Wood Street. Access to the site is from three different points; Oldham Road, Milnrow Road and Wood Street.

The site is located with a Mixed Employment Zone (policy EC/3 of the UDP). A small proportion of the site is also located within Milnrow Road Linear Commercial Area (policy S/6 of the UDP). To the south, the site is adjacent to the Oldham Road Linear Commercial Area.

A small proportion of the car park to the north is also located within the Rochdale Town Centre Conservation Area and is located within the setting of 17 Milnrow Road (Grade II) and Newbold Building (Grade II).

The site is surrounded by predominantly commercial buildings or mixed-use buildings on all sides. There are some solely residential properties in the vicinity of the site on which are primarily located on Milnrow Road. 

PROPOSAL

The application seeks permission to sub-divide the existing building into 6 units within the same Use Class (B2 - General Industrial), replace the existing roof with grey metal profiled sheets which will also include additional roof lights and install 4 doors and 2 roller shutters. The doors and shutters would match the existing doors and shutters. The applications also proposes to remove the existing flues and alter the parking layout. The amended parking layout proposes 38 parking spaces. 

No details of opening times have been provided. 

RELEVANT PLANNING POLICY 

National Guidance 

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

Sub-Regional 

Places for Everyone Joint Development Plan 

JP-P1 Sustainable Places 
JP-J1 Supporting Long-Term Economic Growth 
JP-J2 Employment Sites and Premises 
JP-J4 Industry and Warehousing Development 
JP-S4 Flood Risk and the Water Environment 
JP-C8 Transport Requirements of New Development 
JP-C7 Freight and Logistics 
JP-S1 Sustainable Development 
JP-P2 Heritage 
JP-G6 Urban Green Space  
JP-G7 Trees and Woodland  
JP-G8 A Net Enhancement of Biodiversity and Geodiversity 

Local 

Adopted Rochdale Core Strategy (CS): 

SO1 To deliver 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  
P3 Improving design of new development 

SO4 Promoting a greener environment  
G1 Tackling and adapting to climate change 
G2 Energy and new development 
G3 Renewable and low carbon energy developments 
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 instability 

SO5 Improving accessibility and delivering sustainable transport  
T2 Improving accessibility 

Unitary Development Plan (UDP):  

G/D/1 Defined Urban Area 
EM/7 Development and Flood Risk 
EM/8 Protection of Surface and Ground Water 

RELEVANT SITE HISTORY

92/D28548 - Cladding And Provision Of New Windows To South Elevation Of Existing Building. Decision: Approve with Conditions.

90/D25045 - Workshop And Garage Extensions To Existing Premises. Decision: Withdrawn.

86/D19800 - Car Showroom With Van Hire And Servicing Valet Facilities. Decision: Approve with Conditions.

[bookmark: _Hlk225758694]83/D15879 - Addition Of Mezzanine Floor To Storage Building. Decision: Approve with Conditions.

81/D13081 – Workshop. Decision: Approve with Conditions.

77/D05905 - New Gable-Wall To Factory. Decision: Approve with Conditions.

77/D05010 - Change Of Use Of Saw Mill To Commercial Vehicle Body Builders. Decision: Approve with Conditions.

CONSULTATION RESPONSES

Conservation
Summary: No objection subject to clarification regarding the new fence.

Env Noise/Odour
No response received.

Env Air Quality
No response received.

GMEU
[bookmark: _Hlk225524250]It is unlikely given the surrounding habitat, which is lacking in features which would support bats, and the style of roof to be removed that bats would be present.  However,  bats are mobile in their habits and can be found in the most unlikely places.  We would recommend that contractors are made aware of their legal responsibilities in relation to bats and if, in the unlikely event, bats are found or suspected at anytime during the works, work should cease immediately, and advice sought from a suitably qualified bat worker.  We suggest that an informative to this effect be placed on any permission.

Biodiversity Enhancement
We would expect any such scheme to include measures to enhance biodiversity at the site and to provide a net gain for biodiversity, in line with the requirements of the National Planning Policy Framework.  We would recommend that opportunities for biodiversity enhancement be incorporated into the new development.  These should include: 

· Bird boxes

We recommend that a condition to this effect be placed on any permission.

Biodiversity Net Gain
The application is likely exempt from a BNG assessment under the de minimis rule.  Rochdale Borough Council must be satisfied that this is accurate.

Highways
Summary: No objections to this development as proposed.

Land Contamination
Summary: No additional reports required.

Transport for Greater Manchester
Summary: TfGM would suggest a full Transport Statement/Transport Assessment is provided as part of the application.

REPRESENTATIONS 
The application was publicised by way of neighbour notifications and a site notice being placed within the vicinity of the site. No responses have been received.

Principle of Development 

The application site is within the Defined Urban Area (G/D/1) and Mixed Employment Zone (EC/3) as allocated under the Rochdale Unitary Development Plan. A small proportion of the site to the north along Milnrow Road is within the Milnrow Road Linear Commercial Area. 

Under the supporting text for saved policy G/D/1 it is advised that wherever possible, new development should be located in the urban area so as to support urban regeneration and to protect the countryside. Saved policy EC/3 (which should be read in conjunction with Core Strategy Policies E2 and E3) advises that development related to uses such as business (B1) (now within Use Class E), general industry (B2), warehouse and distribution (B8), merchants and suppliers, sui generis uses relating to the motor trade and certain entertainment, leisure and tourism uses and retail uses will be permitted. Policy E2 of the Core Strategy relates to increasing jobs and prosperity and advises that the Council will promote the delivery of infrastructure relating to the sufficient supply of suitable land, buildings and infrastructure required to create and retain successful businesses.

The proposed application would not change the use of the site from its existing Use Class B2, and would subdivide the single unit into 6 Units. Furthermore, the reuse of the site would allow the retention of the use within the Mixed Employment Zone.

As such, it is considered that the proposed development is acceptable in principle and would accord with in accordance with Policy E2 of the Core Strategy, EC/3 of the UDP, PfE and the NPPF.

Design and Visual Amenity

The application site is adjacent to the Rochdale Town Conservation Centre and is located within the setting of Newbold Buildings (Grade II) and 17 Milnrow Road (Grade II). The proposed external works would consist of replacing the existing roof (from cement boards to grey metal profiled sheets) with the addition of thermoplastic rooflights in-between the internal structural roof supports, removal of 4 flues, installation of 4 doors and 2 roller shutters and alterations to parking layout. The proposed works would see the general visual appearance of the building improved with the removal of the flues and a general replacement of older worn out elements of the fabric of the building. The proposed materials would be in-keeping with the commercial nature of the building. The removal of the flues and the general renovation of run-down elements of the building are considered a positive. Overall, the proposed works would have a neutral impact on the setting of the designated heritage assets.

Furthermore, the Conservation Officer has raised no objection to the proposal subject to clarification on the boundary treatment. The applicant confirmed that there would be no changes to the external perimeter boundaries. The remaining internal fencing will match the existing on-site fencing. It is considered that this would have a neutral impact on the setting of the designated heritage assets and overall, sufficient regard has been given to the tests within the relevant paragraphs of the Framework and the 1990 Listed Buildings and Conservation Areas Act.

It is therefore considered that the proposal is acceptable and is in accordance with policies P2, P3, DM1 of the Core Strategy, PfE and NPPF.

Neighbour Amenity

No responses have been received from Environmental Health Officers for noise/odour and air quality. 

It is however noted that the application site is located within a mixed employment zone with various commercial properties surrounding it. The application site also neighbours a local centre and is located on the strategic highway network by the junctions between Oldham Road, Milnrow Road, Wood Street and Railway Street. 57A Oldham Road, which adjoins the site to the south is identified as a residential dwelling, however this is located within the Oldham Road Linear Commercial Area. There are also residential properties to the north along Milnrow Road. Again, these properties are located within the Milnrow Linear Commercial Area.

The application is supported by a 	Noise Impact Assessment. In the report, the nearest or most-affected Noise Sensitive Receptors were identified as 1st floor flats at 21 Milnrow Road and 57 Oldham Road. A BS4142:2014 Initial Impact Assessment of the predicted daytime noise impact indicated the potential for a ‘significant adverse impact’ at two NSR locations, with rating levels up to 28dB above the representative daytime background sound level. A further Contextual Assessment was undertaken where noise levels from the site had been assessed to the existing noise climate along with other relevant factors and deemed appropriate for the site to incorporate mitigation. The report concluded that based on an uprated roof specification, and operation of the site with external doors remaining closed, a mitigated impact has been calculated to be Low at NSR1 and Low/Adverse at NSR 2. Furthermore, the report concluded that with the context of a worst-case scenario, actual noise impact was considered to be low in practice for the mitigated scenario, corresponding to achievement ‘NOEL – No Observed	 Effect Level’ in the NPSE.

Furthermore, it is noted that although the site will be subdivided into 6 smaller units, the overall floorspace would be the same and the use will also be the same. 

It is therefore considered that the proposal is acceptable and in accordance with policies DM1 and G9 of the Core Strategy, PfE and NPPF.

Highway and Road Safety

TFGM suggested a full Transport Statement/Transport Assessment is provided as part of the application. However, the Council’s highway department raised no objection to the proposal and did not request any further assessment. The highways department noted that the traffic generation associated with usage is expected to be similar to the existing usage, primarily driven by floor area which is not changing, and is therefore acceptable. Furthermore, the highways department noted that the site is close to Rochdale Town Centre and has many public transport options within walking distance. 

In regard to servicing and access, the site presently has three access points; from Oldham Road, Milnrow Road and Wood Street. No changes are proposed to these three access points. Furthermore, it is anticipated the existing servicing arrangements will be retained. Additionally, the highways department raised no concerns in regard to the servicing and access to the site.

In regard to parking, the application proposes a total of 38 parking spaces for the whole site. The Council’s parking standards recommend 1 space per 60m2 for Use Class B2. The floorspace for the site is approximately 1250m2 and therefore the proposed 38 parking spaces would exceed the requirements set out in the Core Strategy. It is however considered appropriate to include a condition requiring the parking spaces to be left for the purpose of parking vehicles. 

Subject to the addition of the condition, it is considered that the proposed development is acceptable and is in accordance with policies DM1 and P2 of the Core Strategy, policies DM1 and T2 of the Core Strategy, PfE and the NPPF.

Ecology and Biodiversity

The site consists of hardstanding and no biodiversity value. As such, the proposal meets the de minimis requirements and therefore there is no requirement for BNG.  Nevertheless, this does not negate the need to meet the biodiversity enhancement requirements as set out in policy G7 of the Core Strategy and policy G8 of the PfE. GMEU have recommended that there is opportunity for biodiversity enhancement to be incorporated into the new development through the inclusion of bird boxes. It is considered appropriate to include a condition with any planning permission for the installation of bird boxes on the existing building. 

In regard to bats, GMEU noted that it is unlikely that the surrounding habitat and the style of roof would support bats. However, as noted by GMEU, bats are mobile in their habits and can be found in the most unlikely places.  As such GMEU recommended the inclusion of an informative reminding contractors of their legal responsibilities and gain advice in the unlikely event, bats are found or suspected at anytime during the works. 

Subject to the addition of the condition, it is considered the proposal would be acceptable and be in accordance with policy G7 of the Core Strategy, policy G8 of the PfE and NPPF.

Land Contamination

The Land Contamination Officer reviewed the proposal and did not consider the need for a planning condition to be attached with any approval. Noting the existing and proposed use of the site would be retained and the application proposes to make external alterations to the appearance of the building, it is considered that the proposed development is acceptable and in accordance with policy G9 of the Core Strategy, PfE and NPPF.


	Recommendation:
	Grant subject to following conditions:




	1. Time Limits
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. Plans and documents
The development shall be carried out in accordance with the following drawings and documents hereby approved: 

- Existing Location and Block Plan. Drawing number: 1003-1.01. Revision: C
- Existing Site Plan. Drawing number: 1003-1.02. Revision: C
- Existing Site Plan with Topo Overlay. Drawing number: 1003-1.03. Revision: C
- Existing Ground and First Floor Plan. Drawing number: 1003-2.01
- Existing First Floor / Roof Plan. Drawing number: 1003-2.02. Revision: A
- Existing Front and Rear Elevations. Drawing number: 1003-2.03
- Existing Side Elevations. Drawing number: 1003-2.04
- Proposed Site Plan. Drawing number: 1003-1.04. Revision: E
- Proposed Site Plan with Topo Overlay. Drawing number: 1003-1.05. Revision: E
- Proposed First Floor / Roof Plan. Drawing number: 1003-3.02. Revision: D
- Proposed Front and Rear Elevations. Drawing number: 1003-4.01. Revision: B
- Proposed Side Elevations. Drawing number: 1003-4.02. Revision: B
- Proposed Ground and First Floor Plan. Drawing number: 1003-3.01. Revision: C
- Proposed Internal Fence Elevation. Drawing number: 1003-FD01

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, the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.

3. Biodiversity enhancement
No part of the development hereby permitted shall be occupied until a scheme of biodiversity enhancements has been submitted to and approved in writing by the Local Planning Authority. Such measure shall include, but not limited to, the provision of bird boxes to be integrated to the fabric of the buildings hereby approved. The duly approved scheme shall be implemented in full prior to final occupation of the phase of development to which the measures relate and retained thereafter.  

Reason: In the interests of enhancing biodiversity and habitat provision within the site in accordance with Policy G7 of the adopted Rochdale Core Strategy, Policy JP-G8 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.   

4. Vehicle Parking
The vehicle parking, servicing and other vehicular access arrangements shown on the approved plans to serve the development hereby permitted shall be made fully available for use prior to the development being first brought into use and shall be retained thereafter for their intended purpose. 

Reason: In the interest of highway safety and the free flow of traffic and in accordance with Policies T2 and DM1 of the adopted Rochdale Core Strategy, Policy JP-C8 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.


Informative

1. Bats
All bats and their roosts are protected under the Wildlife and Countryside Act 1981; the Countryside and Rights of Way Act 2000; the Natural Environment and Rural Communities Act 2006; and by the Conservation of Habitats and Species Regulations (2010). Should any bats or evidence of bats be found prior to or during development, work must stop immediately and Natural England contacted for further advice. This is a legal requirement under the Wildlife and Countryside Act 1981 (as amended) and applies to whoever carries out the work. All contractors on site should be made aware of this requirement.

Article 35 Statement

The proposal complies with the development plan and would improve the economic, social and environmental conditions of the area. It therefore comprises sustainable development and the Local Planning Authority worked proactively to issue the decision without delay.
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