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Town and Country Planning Act 1990 (as amended) 

 

PLANNING PERMISSION GRANTED 
 

APPLICATION REFERENCE: 22/01039/FUL 
 

Name and address for correspondence: 

 

Mr Jordan Clark 

Barton Willmore 

Tower 12 

Bridge Street 

Spinningfields 

Manchester 

M3 3BZ 

 

Applicant name: 

 

Russell Homes (UK) Ltd 

 

 
Part I - Particulars of Application 
 
Date of Application: 24 October 2022   

 
 

Proposal: Erection of a residential development for 61 dwellings (to include 2no. 

Use Class C2 residential care dwellings for children), access, 

landscaping, open space, SUDs, and associated works. 

Location: Land To The West Of New Street, Littleborough 

 
 
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:-    
 Proposed Site Layout  19060/1 P5  
 Boundary Treatment Layout 19060/3 A  
 Boundary Treatment Details 19060/4  
 Boundary Treatment Entrance 19060/11  
 Materials Layout  19060/7 A  
 Hard Surfacing   19060/8 A  
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 Affordable Housing Layout 19060/9 A  
 Existing and Proposed Levels 19060/11 A  
 PV Panel Layout  19060/12  
 Housetype Planning Brochure 19060_HT_HB__01 Jan-23    
 Landscape Layout  3906/ 102 H  
 Planting Plan 1   3906/ 201 D  
 Planting Plan 2   3906/ 202 D  
 External Materials Schedule  Dated 03/04/2023  
   
 and the development shall be carried out in 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 No development shall take place until all trees that are to be retained within or adjacent 

to the site have been enclosed with temporary protective fencing in accordance with 
BS:5837:2012 'Trees in relation to design, demolition and construction. 
Recommendations' in line with the approved Arboricultural Method Statement 
(TRE/P3NL/Rev B). The fencing shall be retained throughout the period of construction 
and no activity prohibited by BS:5837:2012 shall take place within such protective 
fencing during the construction period.  

   
 Reason: In order to protect the existing trees on the site in the interests of the 

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

   
 Reason for pre-commencement condition: Construction works on site have the 

potential to impact trees form the initial stages and are therefore to be protected prior to 
works starting on site. 

 
 4 No clearance of trees and shrubs in preparation for (or during the course of) 

development shall take place during the bird nesting season (March - August inclusive) 
unless an ecological survey has been submitted to and approved in writing by the Local 
Planning Authority to establish whether the site is utilised for bird nesting. Should the 
survey reveal the presence of any nesting species, then no development shall take 
place during the period specified above unless a mitigation strategy has first been 
submitted to and approved in writing by the Local Planning Authority which provides for 
the protection of nesting birds during the period of works on site. The development 
shall be carried out in accordance with any agreed mitigation strategy.  

   
 Reason: In order to prevent disturbance to any nesting birds that may be present in 

accordance with Policies G6 and G7 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.  

   
 Reason for pre-commencement condition: Construction works on site have the 

potential to disturb nesting birds from the initial stages and are therefore to be 
protected prior to works starting on site. 

 
 5 The development shall be constructed in accordance with the physical security 

measures outlined in Section 7 of the approved Crime Impact Statement (v1.0 July 
2022) unless otherwise agreed in writing with the local planning authority.  

   
 Reason: For the avoidance of doubt and in the interests of public safety and security in 

accordance with Core Strategy Policy P3, and the National Planning Policy Framework. 
 
 6 The development shall be carried out in accordance with the approved Construction 

Environmental Management Plan (CW20-144 RPT 004).  
   
 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. 
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 7 The development shall be carried out in accordance with the approved Phase II 

Geoenvironmental Site Assessment (ref:15-075-R2-1) and Remediation and Enabling 
Works Strategy (15-075-R3). Prior to the occupation of each dwelling a validation 
report, confirming implementation of the approved measures, shall be submitted to and 
approved in writing by the Local Planning Authority.  

   
 Reason: To prevent pollution of the water environment and to ensure the safe 

development of the site in the interests of the amenity of future occupiers in accordance 
with Core Strategy Policy G9, saved UDP Policy EM/8, and the National Planning 
Policy Framework. 

 
 8 No development, other than site investigations and remediation works shall commence 

until;  
i. 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;  
ii. 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 a scheme to be submitted to and approved in writing by the Local Planning 
Authority.  

   
 No part of the development shall be occupied until 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 has been  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 address any issues of unstable land and ensure safety and stability of new 

development whilst preventing groundwater contamination in accordance with policies 
DM1 and G9 of the Adopted Rochdale Core Strategy.  

   
 Reason for pre-commencement: The undertaking of remedial measures, prior to the 

commencement of development, is considered to be necessary. This is in order to 
ensure the safety and stability of the development, in accordance with paragraphs 183 
and 184 of the National Planning Policy Framework. 

 
 9 No development shall take place prior to the implementation of a programme of 

archaeological works in accordance with a Written Scheme of Investigation (WSI) 
which has been submitted to and approved in writing by the local planning authority. 
The development shall not be occupied until the site investigation has been completed 
in accordance with the programme set out in the approved WSI and provision made for 
the completion of all elements of that programme. The WSI shall cover the following:
  

   
1. A phased programme and methodology of site investigation and recording 

to include:  
a. an archaeological evaluation through trial trenching;  
b. pending results of the above, targeted open-area excavation and 

recording.  
2. A programme for post-investigation assessment to include:  

a. analysis of the site investigation records and finds;  
b. production of a final report on the significance of the heritage 

interest recorded.  
3. Deposition of the final report with the Greater Manchester Historic 

Environment Record.  
4. Dissemination of the results of the site investigations commensurate with 

their significance.  
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5. Provision for archive deposition of the report, finds and records of the site 
investigation.  

6. Nomination of a competent person or persons/organisation to undertake 
the works set out within the approved WSI.  

   
 Reason: In accordance with NPPF policy 16, paragraph 205: To record and advance 

understanding of the significance of any heritage assets to be lost (wholly or in part) 
and to make this evidence (and any archive generated) publicly accessible.  

   
 Reason for pre-commencement: To protect from works which could disturb any 

potential archaeological findings. 
 
10 No development shall take place 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 drainage scheme shall be based upon the 
Drainage Strategy Plan drg 13169/101/P03 dated 13th Dec 2022 by Marston & Grundy 
LLP Consulting Engineers and the Outline Drainage Strategy by Marston & Grundy 
LLP dated 29th April 2022.    

   
 The following details shall be included:-   

i. An investigation of the hierarchy of drainage options in the National Planning 
Practice Guidance (or any subsequent amendment thereof). This investigation 
shall include evidence of an assessment of ground conditions and the potential 
for infiltration of surface water in accordance with BRE365  

ii. Levels of the proposed drainage systems including proposed ground and 
finished floor levels in mAOD. Foul and surface water shall drain on separate 
systems.    

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

iv. Construction details for permeable paving including sub-base details e.g. 
cross-section, if this type of paving forms part of the sustainable drainage 
system.  

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

   
 The approved scheme shall accord with the Non-Statutory Technical Standards for 

Sustainable Drainage Systems (March 2015) or any subsequent replacement national 
standards. No building shall be occupied until the drainage necessary to serve the 
relevant plot has been completed in accordance with the approved drainage scheme. 
The drainage scheme shall be 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.   

   
 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 No development shall take place, until a scheme of works, which shall include a 

detailed method statement, for the control and disposal of the invasive plant species, 
has been submitted to and approved in writing by the Local Planning Authority. The 
agreed scheme of works and method statement shall be implemented in full throughout 
the course of the development.  

   
 Reason: To secure the satisfactory disposal of this invasive species of plant, which 

under the terms of the Wildlife & Countryside Act 1981, as amended, it is an offence to 
be caused to spread in the wild, in accordance with the general principles of Policy G6 
of the adopted Rochdale Core Strategy. 
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12 No development shall take place (including any site clearance or preparation works) 
until a Construction Method Statement (CMS) has been submitted to, and approved in 
writing by the Local Planning Authority. The CMS shall include the following:  

   
i. the amount of construction vehicles movements and vehicular routes;  
ii. loading and unloading of plant and materials;  
iii. storage of plant and materials used in constructing the development;  
iv. the erection and maintenance of security hoarding including decorative 

displays and facilities for public viewing, where appropriate;  
v. wheel washing facilities;  
vi. measures to control the emission of dust and dirt during construction;  
vii. a scheme for recycling/disposing of waste resulting from demolition and 

construction works;  
viii. details of noise reduction measures  
ix. measures for the protection of the natural environment from accidental 

spillages, dust and debris;  
x. hours of construction, including deliveries;   
xi. measures for protection of the existing water mains and sewers within the site; 

and  
xii. Details of post construction restoration of public rights of way.  

   
 The development shall be carried out in accordance with the approved CMS during the 

construction period.  
   
 Reason: In order to ensure that appropriate measures are put in place to limit noise, 

nuisance and disturbance to the adjacent premises and users during the construction 
of the development in accordance with the requirements of Core Strategy Policy G9, 
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 adjacent premises and users, prior to commencement of any works taking place. 

 
13 No development shall take place within any phase of development, including any works 

of excavation or demolition, until a detailed Construction Traffic Management Plan 
(CTMP) to include the following:  

   

 Construction operating hours and vehicle delivery hours.  

 Location of proposed construction compounds and lay-down areas.  

 On-site construction vehicle parking and manoeuvring.  

 Staff parking arrangements and details of supporting staff /operative travel 
management initiatives, including encouraging staff travel outside of the traditional 
AM & PM 'rush hour' periods.  

 Off-site construction HGV routing for each delivery phase.  

 Driver incentive / disciplinary procedures to ensure suitable HGV routing.  

 Construction HGV haulage route signage strategy.  

 Construction vehicle cleansing procedures and details of load sheeting / covered 
load policy.  

 Management and procedures for access by abnormal loads.  

 Programmed duration and timing of short term material import / export HGV 
campaigns.  

 Programmed temporary road closure / temporary traffic management works and 
details of supporting information campaigns as relevant.  

   
 has been submitted to, and approved in writing by the Local Planning Authority. The 

development shall be carried out in accordance with the approved CTPM during the 
construction period.  

   
 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 
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with Policies DM1, P3, T2, G8 and G9 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.  

   
 Reason for pre-commencement condition: As the development will generate a number 

of vehicular movements an understanding will therefore be necessary of what 
measures will be put in place to protect the amenity of adjacent premises and users, 
prior to commencement of any works taking place. 

 
14 No above ground works shall take place until a Landscape and Habitat Creation and 

Management Plan (LHCMP) has been submitted to, and be approved in writing by, the 
local planning authority. The content of the LHCMP shall include the following.  

   
a) Description and evaluation of features to be created and/or managed;  
b) Ecological trends and constraints on site that might influence management;  
c) Aims and objectives of management;  
d) Appropriate management options for achieving aims and objectives;  
e) Prescriptions for management actions;  
f) Preparation of a work schedule (including an annual work plan capable of being 

rolled forward over a five-year period);  
g) Details of the body or organization responsible for implementation of the plan; and 
h) Ongoing monitoring and remedial measures.  

   
 The LHCMP should set out how net gain in biodiversity (habitat enhancement) will be 

achieved on the site and include details of the legal and funding mechanisms by which 
the long-term implementation of the plan will be secured by the developer with the 
management body(ies) responsible for its delivery. The Plan should also set out (where 
the results from monitoring show that conservation aims and objectives of the Plan are 
not being met) how contingencies and/or remedial action will be identified, agreed and 
implemented so that the development still delivers the fully functioning biodiversity 
objectives of the originally approved scheme. The approved Plan should be 
implemented in accordance with the approved details.  

   
 Reason: To ensure the protection of wildlife and supporting habitat and to secure 

opportunities for the enhancement of the nature conservation value of the site in 
accordance with Core Strategy Policies G6 and G7 and the National Planning Policy 
Framework. 

 
15 No part of the development shall be occupied until detailed drawings have been 

submitted to and approved in writing by the Local Planning Authority demonstrating the 
restricted access junction across New Street which prevents the development traffic 
accessing New Street to the north or South with the exception of emergency vehicles.
  

 Reason: In order to ensure adequate traffic calming measures along new estate roads 
and ensure that development traffic cannot use New Street as a method of ingress or 
egress from the site in the interests of highway and pedestrian safety in accordance 
with the requirements of policies T2, P3 and DM1 of the Adopted Rochdale Core 
Strategy and the National Planning Policy Framework. 

 
16 No part of the development shall be occupied until a scheme for the creation of a self-

enforcing 20mph zone along all new estate roads within the site relating to that phase 
has first been submitted to and approved in writing by the Local Planning Authority. The 
scheme shall thereafter be implemented in accordance with the duly approved details 
before the final dwelling to be served by that road is first occupied.   

      
 Reason: In order to ensure adequate traffic calming measures along new estate roads 

in the interests of highway and pedestrian safety in accordance with the requirements 
of policies T2,  P3 and DM1 of the Adopted Rochdale Core Strategy and the National 
Planning Policy Framework. 

 
17 Notwithstanding the details shown on the approved plans, no part of the development 

shall be occupied until full details of both hard and soft landscaping works have been 
submitted to and approved in writing by the Local Planning Authority. The details shall 
include the formation of any banks, terraces or other earthworks, hard surfaced areas 
and materials, planting plans, specifications and schedules (including planting size, 
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species and numbers/densities), existing plants / trees to be retained and a scheme for 
the timing / phasing of implementation works.  

   
 The landscaping works shall be carried out in accordance with the approved scheme 

for timing / phasing of implementation or within the next planting season following final 
occupation of the development hereby permitted, whichever is the sooner.  

   
 Any trees or shrubs planted or retained in accordance with this condition which are 

removed, uprooted, destroyed, die or become severely damaged or become seriously 
diseased within 5 years of planting shall be replaced within the next planting season by 
trees or shrubs of similar size and species to those originally required to be planted.
  

   
 Reason:  To ensure that the site is satisfactorily landscaped having regard to its 

location and the nature of the proposed development and in accordance with policies 
P3, DM1 and G7 of the adopted Rochdale Core Strategy and the National Planning 
Policy Framework. 

 
18 No part of the development shall be occupied until a sustainable drainage management 

and maintenance plan for the lifetime of the development is submitted to and approved 
in writing by the local planning authority. The sustainable drainage management and 
maintenance plan shall include as a minimum:  
a) Arrangements for adoption by an appropriate public body or statutory undertaker, 

or, management and maintenance by a resident's management company; and
  

b) 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. 

 
19 No part of the development shall be occupied until a Full Travel Plan for the site is 

submitted to and approved in writing by the Local Planning Authority. The Full Travel 
Plan hall be implemented and reviewed in accordance with the timetable set out within 
the plan.  

   
 Reason: To provide for sustainable travel and to limit the effects of the increase in 

travel movements in accordance will Policies T1 and T2 of Rochdale Core Strategy. 
 
20 The development shall be carried out in line with the requirements of the submitted 

acoustic report (50-167-R1-2 July 2022).  Prior to the occupation of each separate 
dwelling a validation report is submitted and approved in writing by the Local Planning 
Authority. The report shall demonstrate:  

   

 35 dB(A) Leq (16 hour) in the bedrooms with windows shut and other means of 
ventilation provided between 7 am and 11pm;  

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

 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;  

 40dB(A) Leq (16 hour) in other habitable rooms with windows shut and other 
means of ventilation provided at all times.  

   
 Reason: To safeguard the living conditions of future residents in accordance with Core 

Strategy Policy G9 and the National Planning Policy Framework. 
 
21 No part of the development shall be occupied until details of all external lighting has 

been submitted to and approved in writing by the local planning authority. The lighting 
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shall be installed, operated and maintained in accordance with the approved details.
  

   
 Reason: In the interests of amenity, ecology and highway safety in compliance with 

policies DM1,P3, T2 and G9 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework 

 
 
 
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           9 October 2023 
 
Daniela Ripa 
Interim 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 
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: 

http://www.groundstability.com/


Page 9 of 9 

 

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.    
 
 
 
 
 
 
 
 
 
 

 

 

 

mailto:environmental.management@rochdale.gov.uk

