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Town and Country Planning Act 1990 (as amended) 

 

PLANNING PERMISSION GRANTED 
 

APPLICATION REFERENCE: 23/01382/FUL 
 

Name and address for correspondence: 

 

Miss Jessica Hughes 

Triangle Architects 

Lower Ground Floor 

4 Jordan Street 

Manchester  

M15 4PY 

 

Applicant name: 

 

RBC Strategic Housing 

 

 
Part I - Particulars of Application 
 
Date of Application: 21 December 2023   

 
 

Proposal: Residential development for a specialist supported living complex (Use 

Class C3(b)) comprising 12no. flats with ancillary worker facilities and 

outdoor amenity areas 

Location: Land Opposite Harwood Primary School, Hornby Street, Heywood,  

 
 
Part II - Particulars of decision 
 
The Rochdale Borough Council hereby give notice in pursuance of the provisions of the Town 
and Country Planning Act 1990 (as amended) that planning permission has been GRANTED 
SUBJECT TO CONDITIONS for the carrying out of the development referred to in Part I above.   
 
The Council hereby permits the above development in accordance with the details given on the 
application form and subject to the following condition(s): 
 
Conditions and Reasons: 
 
 1 The development must be begun not later than three years beginning with the date of 

this permission.  
   
 Reason. Required to be imposed by Section 91 of the Town and Country Planning Act 

1990 (as amended). 
 
 2 This permission relates to the following plans:  
   
 23-031-01 Site Location Plan Rev A  
 23-031-02 Proposed Site Plan Rev B  
 23-031-03 Proposed Floor Plans Rev B  
 23-031-04 Proposed Elevations Rev B  
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 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 The dwellings hereby approved shall not be occupied until such time as the proposed 

bin storage areas as indicated on the plans hereby approved have been provided and 
made available for use. The facilities shall thereafter be retained for its intended 
purpose.    

   
 Reason: To ensure the provision of satisfactory facilities for the storage of refuse and in 

the interests of visual amenity in accordance policies DM1 and P3 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework. 

 
 4 No dwelling hereby permitted shall be occupied until the bicycle parking facility for the 

building, to include 12 spaces, has been provided in accordance with the plans hereby 
approved. The facility shall be kept available for bicycle parking at all times thereafter 
including the provision and maintenance of CCTV and external lighting.   

   
 Reason: To encourage travel by sustainable alternatives to driving a motorcar and to 

ensure the storage is secure in accordance with Policy T2 of the adopted Rochdale 
Core Strategy. 

 
 5 Piling or other foundation designs using penetrative methods shall not be carried out 

other than with the written consent of the local planning authority. The development 
shall be carried out in accordance with the approved details.   

   
 Reason: To ensure that the proposed activity does not harm groundwater resources in 

line with paragraph 180 of the National Planning Policy Framework and Position 
Statement J of the 'The Environment Agency's approach to groundwater protection'. 

 
 6 The development hereby approved shall be carried out in full accordance with the 

Biodiversity Enhancement Scheme by Rachel Hacking Ecology, Rev A, dated 
19/12/2023, project ref: RHE.3995 and implemented in full as per the recommendations 
in pages 2 and 3 of this report.    

   
 Reason: In the interests of enhancing biodiversity and habitat provision within the site 

in accordance with Policy G7 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework. 

 
 7 No development shall take place until a Construction Management Plan (CMP) has 

been submitted to, and approved in writing by, the Local Planning Authority. The CMP 
shall include details of the following:   

   
 i. Hours of work  
 ii. the parking of vehicles of site operatives and visitors;    
 iii. loading and unloading of plant and materials;    
 iv. storage of plant and materials used in constructing the development;   
 v. the erection and maintenance of security hoarding;    
 vi. measures for the protection of the natural environment from accidental 

spillages, dust and debris including dedicated protection measures (including high 
visibility fencing) for the retained trees during and after construction;   

 vii. a lighting plan designed to direct any temporary lighting away from the retained 
trees and hedgerow during and after construction;  

 viii. noise and vibration;  
 ix. a scheme for recycling/disposing of waste resulting from demolition and 

construction works;  
 x. wheel washing facilities; and  
 xi. any external lighting of the site.   
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 The CMP shall also include that no construction, delivery of materials or waiting in the 
proximity of Harwood Primary School shall take place for half an hour before the school 
day starts during the drop off period, and for half an hour before, and 15 minutes after, 
the school day ends. The CMP shall also identify the safe route to the site.  

   
 The development shall be carried out in complete accordance with the approved CMP. 

   
     
 Reason: To minimise detrimental effects to the neighbouring amenities, the amenities 

of the area in general, detriment to the natural environment through the risks of 
pollution and dangers to highway safety, during the construction phase in accordance 
with Policies DM1, T2, G7, G8 and G9 of the Core Strategy and the National Planning 
Policy Framework.    

    
 Reason for pre-commencement condition: As the proposals require ground works and 

engineering works an understanding will therefore be necessary of what measures will 
be put in place to protect the amenity of nearby residents prior to commencement of 
any building or engineering works on site. 

 
 8 No development shall commence on site including demolition and any preparatory 

works until an investigation and risk assessment, in addition to any assessment 
provided with the planning application, must be completed to assess the nature and 
extent of any contamination on the site, whether or not it originates on the site.  The 
investigation and risk assessment must be undertaken by competent persons and a 
written report of the findings must be produced and shall have been first submitted to 
and approved in writing by the Local Planning Authority before development 
commences.  The report of the findings must include:  

   
 i. a survey of the extent, scale and nature of contamination  
 ii. an assessment of the potential risks to:  
 - human health,  
 - property (existing or proposed) including buildings, crops, livestock, pets, woodland, 

and service lines and pipes,  
 - adjoining land,  
 - groundwaters and surface waters,  
 - ecological systems,  
 - archaeological sites and ancient monuments;  
 iii. where unacceptable risks are identified, an appraisal of remedial options and 

proposal of the preferred option(s)  
   
 The development shall thereafter be completed in full accordance with the approved 

recommendations.  
   
 Any identified remedial works necessary must include a verification plan providing 

details of the data that will be collected in order to demonstrate that the works set out in 
the remediation strategy are complete and identifying any requirements for longer-term 
monitoring of pollutant linkages, maintenance and arrangements for contingency 
action. This verification plan shall be submitted to and approved in writing prior to 
occupation of the development.  

   
 Reason: These details are required due to insufficient information being contained 

within this submission and to ensure the development is suitable for its end use and the 
wider environment and does not create undue risks to occupiers of the site or 
surrounding areas in accordance with Policy G9 of the Core Strategy and the NPPF.
  

   
 Reason for pre-commencement condition: Due to insufficient information being 

contained within this submission and to ensure the development is suitable for its end 
use and the wider environment and does not create undue risks to occupiers of the site 
or surrounding areas. 

 
 9 No development shall commence until the following details have been submitted to, 

and approved in writing by, the Local Planning Authority and the Coal Authority:  
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 a) a scheme of intrusive investigations has been carried out on site to establish 
the  risks posed to the development by past coal mining activity, and;  

   
 b) any remediation works and/or mitigation measures to address land instability 

arising from coal mining legacy, as may be necessary, have been implemented on site 
in full in order to ensure that the site is safe and stable for the development proposed.
  

   
 The intrusive site investigations and remedial works shall be carried out in accordance 

with authoritative UK guidance.  
   
 Prior to the occupation of the development, or it being taken into beneficial use, a 

signed statement or declaration prepared by a suitably competent person confirming 
that the site is, or has been made, safe and stable for the approved development shall 
be submitted to the Local Planning Authority for approval in writing.  This document 
shall confirm the methods and findings of the intrusive site investigations and the 
completion of any remedial works and/or mitigation necessary to address the risks 
posed by past coal mining activity.  

   
 Reason: To ensure that adequate information pertaining to ground conditions and coal 

mining legacy is available to enable appropriate remedial and mitigatory measures to 
be identified and carried out.  

   
 Reason for the pre-commencement condition: The undertaking of intrusive site 

investigations, prior to the commencement of development, is considered to be 
necessary to ensure that adequate information pertaining to ground conditions and coal 
mining legacy is available to enable appropriate remedial and mitigatory measures to 
be identified and carried out before building works commence on site. This is in order to 
ensure the safety and stability of the development, in accordance with paragraphs 189 
and 190 of the National Planning Policy Framework. 

 
10 No development shall commence until, details of a sustainable surface water drainage 

scheme and a foul water drainage scheme shall be submitted to and approved in 
writing by the Local Planning Authority. The design shall be based upon the principals 
within the SW Drainage Strategy Overall Layout plan drg ref 23-510-QED-XX-DR-C-
01/P01 dated 13/12/2023. Information provided shall include:   

   
 (i) A restricted rate of surface water discharge to public combined sewer,   
 (ii) Construction details for permeable paving including kerbing and cross-section 

of open graded sub-base, if this type of paving forms part of the sustainable drainage 
system.   

 (iii) Levels of the proposed drainage systems including proposed ground and 
finished floor levels in mAOD. Foul and surface water shall drain on separate systems 
at least to the point of discharge from the site, in accordance with Building Control Part 
H Drainage requirements.  

 (iv) The background calculations of the MicroDrainage® model or any other 
software or calculations that have been used for the drainage design.   

 (v) Provision of a Maintenance Document explaining how the surface water 
scheme will be maintained and managed after completion.  

   
 The approved scheme shall also be in accordance with the Non-Statutory Technical 

Standards for Sustainable Drainage Systems (March 2015) or any subsequent 
replacement national standards. Prior to occupation/ use of the proposed development, 
the drainage scheme shall be completed in accordance with the approved details and 
retained thereafter for the lifetime of the development.   

   
 Reason: To promote sustainable development, secure proper drainage and to manage 

the risk of flooding and pollution. To prevent an increased risk of flooding as a result of 
the development and to ensure satisfactory disposal of surface water from the site in 
accordance with Policy G8 of the adopted Rochdale Core Strategy, saved Policy EM/7 
of the adopted Rochdale Unitary Development Plan and the National Planning Policy 
Framework.   
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 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. 

 
11 Notwithstanding any description in the application, no above ground works shall take 

place until a schedule of all the materials to be used in the construction of the external 
surfaces of the development hereby permitted have been submitted to, and approved 
in writing by, the Local Planning Authority. Details shall include but not limited to, 
sample bricks and panels, details of window surrounds (including thickness), PV 
panels, paint colours for doors and canopies.  The development shall be carried out 
and thereafter maintained in accordance with the details approved unless otherwise 
agreed in writing by the Local Planning Authority.  

   
 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. 

 
12 No above ground works shall commence until details of the proposed boundary 

treatments to all boundaries has been submitted to, and approved in writing by, the 
Local Planning Authority.  The details shall include design, height, materials and any 
additional measures/specifications.  

   
 Reason: To safeguard the amenities of the adjoin 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.  

   
 Reason for pre-commencement condition: Boundary treatment 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. 

 
13 Prior to first occupation of the development hereby approved, details of any external 

lighting shall be 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: In order to protect the privacy and amenity of adjoining and future occupiers 

and enhance the appearance of the development in accordance with Policy DM1 of the 
adopted Core Strategy. 

 
14 The dwellings hereby approved shall be designed and constructed to ensure the 

following indoor noise levels are achieved:   
   
 o 35 dB(A) Leq (16 hour) in the bedrooms with windows shut and other means of 

ventilation provided between 7 am and 11pm;   
 o 30dB(A) Leq 8 hour in the bedrooms with windows shut and other means of 

ventilation provided between 11pm and 7am;   
 o 35 dB(A) Leq (16 hour) in the living room/s with windows shut and other means of 

ventilation provided between 7 am and 11pm;   
 o 40dB(A) Leq (16 hour) in other habitable rooms with windows shut and other means 

of ventilation provided at all times.   
   
 Prior to the first occupation of each dwelling hereby approved, an acoustic verification 

report shall have been first submitted to, and approved in writing by, the Local Planning 
Authority, confirming that the above levels have been achieved.  

   
 Reason:  In order to safeguard the amenities of the area and to prevent nuisance 

arising in accordance with Policies DM1 and G9 of the Rochdale Council Core Strategy 
and the National Planning Policy Framework. 

 
15 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any Order revoking and/or re-enacting that 
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Order) no windows other than those shown on the approved plans shall at any time be 
placed in the north and south side elevations of the building hereby permitted without 
the grant of a separate planning permission from the Local Planning Authority.  

   
 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 National 
Planning Policy Framework. 

 
16 Notwithstanding the provisions of Part 1, Schedule 2, Article 3, of the Town and 

Country Planning (General Permitted Development) (England) Order 2015 (or any 
order revoking or re-enacting that Order with or without modification), no development 
within Class A (enlargement, improvement or other alteration), Class B (enlargement of 
a dwellinghouse consisting of an addition or alteration to its roof), Class D (erection or 
construction of a porch outside any external door) or Class E (building or enclosure, 
swimming or other pool required for a purpose incidental to the enjoyment of the 
dwellinghouse) shall be carried out within the curtilage of the dwelling without express 
planning permission from the Local Planning Authority.   

   
 Reason: Due to the constrained nature of the site and as unrestricted development 

could harm the amenities of neighbouring properties through overlooking or being 
overbearing and harm the appearance of the main house and the area in general and 
should therefore be controlled in accordance with Policy DM1 of the Core Strategy and 
the National Planning Policy Framework. 

 
17 The residential dwellings proposed shall not be used other than for Use Class C3(b) 

temporary supported accommodation for occupants residing at the premises for up to 
24 months.     

   
 Reason: Due to the constrained nature of the site and limited outlook for residential 

bedrooms the proposed development is only suited to temporary supported 
accommodation and change of use to more permanent residences would not be 
supported in line with Policy DM1 of the Core Strategy. 

 
 
 
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. 
 
 
Date Decision Issued           8 March 2024 
 
Melanie Hale 
Head of Planning Services 

 
 
 
IMPORTANT  
PLEASE ENSURE THAT YOU HAVE READ AND FULLY UNDERSTOOD THE CONTENTS 
OF THIS DECISION NOTICE.  YOUR ATTENTION IS DRAWN TO THE ATTACHED NOTES. 
 
INFORMATIVE: 
The Local Planning Authority’s reasons for its decision are set out in the accompanying officer’s 
report.  
 
INFORMATIVE: 
The applicant is reminded of the need to submit and obtain formal approval of those details 
required by the conditions of this planning permission before development may lawfully 
commence on the site.  The formal discharge of a planning condition is currently subject to 
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payment of an additional fee per request: £34.00 for householder applications and £116.00 in 
all other cases. 
 
INFORMATIVE: 
The proposed development lies within an area that has been defined by The Coal Authority as 
containing potential hazards arising from coal mining. These hazards can include: mine entries 
(shafts and adits); shallow coal workings; geological fissures; mine gas and previous surface 
mining sites. Although such hazards are often not readily visible, they can often be present and 
problems can occur as a result of development taking place, or can occur at some time in the 
future. 
 
It is recommended that information outlining how the former mining activities affect the 
proposed development, along with any mitigation measures required, be submitted alongside 
any subsequent application for Building Regulations approval. 
 
Any intrusive activities which disturb or enter any coal seams, coal mine workings or coal mine 
entries (shafts and adits) requires the prior written permission of The Coal Authority. Such 
activities could include site investigation boreholes, digging of foundations, piling activities, 
other ground works and any subsequent treatment of coal mine workings and coal mine entries 
for ground stability purposes.     Failure to obtain Coal Authority permission for such activities is 
trespass, with the potential for court action.   
 
Property specific summary information on coal mining can be obtained from The Coal 
Authority’s Property Search Service on 0845 762 6848 or at www.groundstability.com. 

 
INFORMATIVE: 
The applicant is advised that the supply and delivery of refuse containers (including all wheelie 
bins and food waste caddies) for residential developments is chargeable and the responsibility 
for these charges rests with the applicant/developer.  The cost is based on a variable rate per 
property depending on the property size and number of bedrooms but as an indication, the 
present charge for a suite of three 240l recycling bins and one 240l refuse bin is £144 per 
residence. Please contact environmental.management@rochdale.gov.uk for a quotation for 
your development.    
 
 
 
 
 
 
 
 
 
 

 

 

 

http://www.groundstability.com/
mailto:environmental.management@rochdale.gov.uk

