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Town and Country Planning Act 1990 (as amended) 

PLANNING PERMISSION GRANTED 
APPLICATION REFERENCE: 22/01441/PSID 

Name and address for correspondence: 

Deborah Smith 
Smith & Love Planning Consultants 
Rational House 
32 Winckley Square 
Preston 
PR1 3JJ 

Applicant name: 

Richard Ronksley 
Rochdale Sixth Form College 

Part I - Particulars of Application 

Date of 
Application: 

5 December 2022 

Proposal: Erection of 6 storey extension to create additional teaching facility 
including alterations to existing car park, associated landscaping and 
PV (Photovoltaic) panels at roof level 

Location: Rochdale Sixth Form College, College Road, Rochdale, OL12 6HY 

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 GA Elevations 1 of 2 - 3940-A-2800P - Revision P5 
Proposed GA Elevation 2 of 2 - 3940-A-2801P - Revision P5 
Location Plan - 3940-A-1000P - Revision P2 
Proposed GA Sections CC - 3940-A-2701P - Revision P2 
Proposed GA Sections AA & BB - 3940-A-2700P - Revision P2 
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 3 

Proposed GA Roof Plan 3940-A-2004P Revision P2 
Proposed GA Fifth Floor Plan - 3940-A-2003P - Revision P2 
Proposed GA Typical Upper Floor Plan (Levels 01-04) - 3940-A-2002P - Revision P2

Proposed GA Ground Floor Plan - 3940-A-2001P Revision P2 
Proposed GA Lower Ground Plan - 3940-A-2000P - Revision P2 
Proposed Site Plan - 3940-A-1002P - Revision P2 

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. 

No development shall take place (including any site clearance, earth moving, 
machinery on site, or preparation works) until a Construction Environmental 
Management Plan (CEMP) has been submitted to, and approved in writing by the Local 
Planning Authority. For the avoidance of doubt, this shall include the following:  

a. the parking of vehicles of site operatives and visitors;
b. loading and unloading of plant and materials;
c. storage of plant and materials used in constructing the development;
d. the erection and maintenance of security hoarding;
e. measures to protect surrounding sensitive receptors from fugitive dust and debris
both during and after the construction phase;
f. hours of construction, including deliveries
g. protection measures to be applied to secure the River Roch from accidental
spillages, dust and debris

The approved method statement shall be adhered to throughout the construction 
period. The development shall not be carried out otherwise than in accordance with the 
approved method statement.    

Reason for Pre-Commencement: Site clearance poses a threat to the surrounding 
natural environment and to surrounding occupiers and a scheme therefore needs to be 
agreed in advance of any works taking place.   

Reason: To minimise the detrimental effects to the natural environment through risks of 
pollution during the construction phase in accordance with Policies DM1, G7 and G9 of 
the Core Strategy and the National Planning Policy Framework. 

 4 No development shall take place until an investigation and risk assessment, in addition 
to any assessment provided with the planning application, has been 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:
o human health,
o property (existing or proposed) including buildings, crops, livestock, pets, woodland,
and service lines and pipes,
o adjoining land,
o groundwaters and surface waters,
o ecological systems,
o archeological sites and ancient monuments;
iii) where unacceptable risks are identified, an appraisal of remedial options and
proposal of the preferred option(s)
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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 the buildings hereby approved is 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. 

 5 No development shall take place until final details of a sustainable surface water 
drainage scheme and a foul water drainage scheme have been submitted to and 
approved in writing by the Local Planning Authority. 

The drainage scheme shall be:   
based upon the details proposed in the Flood Risk Assessment Dated November 2022 
by Waterman Infrastructure & Environment Ltd, or similar with minor amendments 

Accompanied by correspondence confirming that the EA agree with the proposals in 
the application with regard to flood mitigation elements.  
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.  

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.  

 6 Piling using penetrative methods shall not be carried out other than with the prior 
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 piling does not harm groundwater resources in 
line with the provisions of the National Planning Policy Framework. 

 7 8No development other than the demolition of buildings and structures to be removed 
shall take place until finished floor levels for the proposed building and finished ground 
levels across the site relative to agreed off-site datum point(s) have been submitted to 
and approved in writing by the Local Planning Authority. The development shall be 
undertaken in accordance with the approved details.  

Reason: In the interests of amenity and in compliance with Policies P3 and DM1 of the 
adopted Rochdale Core Strategy and the National Planning Policy Framework  

 8 Notwithstanding any description of materials in the application, no above ground 
construction works shall take place until samples and/or a full specification of materials 
to be used externally on the buildings have been submitted to and approved in writing 
by the Local Planning Authority. Such details shall include the type, colour and texture 
of the materials, and where brickwork is proposed, details of the bonding pattern. 
Development shall be carried out in accordance with the approved details.  
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Reason: In order to ensure a satisfactory appearance in the interests of visual amenity 
in accordance with Policies P2, P3 and DM1 of the adopted Rochdale Core Strategy 
and the requirements of the National Planning Policy Framework.  

 9 Notwithstanding any description in the application, no above ground works shall take 
place until full product specifications for the windows, external doors, and detailed 
designs of the window and door reveals, at a scale of not less than 1:50, to be used on 
the development hereby approved, have been submitted to and approved in writing by 
the Local Planning Authority. The windows and doors shall be installed in accordance 
with the approved details thereafter. 

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

10 The development hereby permitted shall not be brought into use 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, 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 the 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 following occupation of the building shall be replaced within the 
next planting season by trees or shrubs of a 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 policy 
DM1 and G7 of the adopted Rochdale Core Strategy and the National Planning Policy 
Framework. 

11 The development shall be carried out in accordance with the protection measures 
during construction and the ecological enhancement measures both contained within 
Section 5 of the Ecological Survey and Assessment by ERAP.  The ecological 
enhancement measures shall be completed within 3 months of the occupation of the 
building hereby approved.   

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. 

12 Prior to occupation of the building hereby approved, an external lighting design strategy 
shall be submitted to and approved in writing by the LPA.  The strategy shall: 

show how and where street lighting will be installed  and through appropriate lighting 
contour plans demonstrated clearly that any additional impacts will not negatively 
impact on the functionality of the River Roch as wildlife and dark corridor and; 
Specify frequency and duration of use.  

All external lighting shall be installed in accordance with agreed specifications and 
locations set out in the strategy.  

Reason: In the interest of the natural environment in accordance with Policies G8 of the 
adopted Core Strategy and the National Planning Policy Framework. 

13 The recommendations and monitoring contained within the Revised Travel Plan 
(November 2022) prepared by Waterman Infrastructure & Environment Limited shall be 
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implemented and maintained in full, from first occupation of the building hereby 
approved, in accordance with Section 4; Travel Plan Initiatives.   

Reason: In the interests of road safety and amenity, in accordance with Core Strategy 
Policy T2 and the National Planning Policy Framework. 

14 The development shall be carried out in accordance with the recommendations of 
sections 3 and 4 of the submitted Crime Impact Statement ref. ref.2022/0513/CIS/01, 
Version A, dated 01.11.22. 

Reason: In order to ensure that the development is safe to use and access and to 
reduce the risk of crime, in accordance with Core Strategy Policy C3 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       27 April 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. 

http://www.groundstability.com/
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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.    
 
INFORMATIVE (from Environment Agency): 
Land contamination: risk management and good practice  
We recommend that developers should:  
o Follow the risk management framework provided in Land Contamination: Risk Management, 
when dealing with land affected by contamination  
o Refer to our Guiding principles for land contamination for the type of information that we 
require in order to assess risks to controlled waters from the site - the local authority can advise 
on risk to other receptors, such as human health  
o Consider using the National Quality Mark Scheme for Land Contamination Management 
which involves the use of competent persons to ensure that land contamination risks are 
appropriately managed  
o Refer to the contaminated land pages on gov.uk for more information  
 
The CL:AIRE Definition of Waste: Development Industry Code of Practice (version 2) provides 
operators with a framework for determining whether excavated material arising from site during 
remediation and/or land development works is waste or has ceased to be waste. Under the 
Code of Practice:  
o excavated materials that are recovered via a treatment operation can be reused on-site 
providing they are treated to a standard such that they are fit for purpose and unlikely to cause 
pollution  
o treated materials can be transferred between sites as part of a hub and cluster project  
o some naturally occurring clean material can be transferred directly between sites  
 
Developers should ensure that all contaminated materials are characterised both chemically 
and physically, and that the permitting status of any proposed on-site operations are clear. If in 
doubt, the Environment Agency should be contacted for advice at an early stage to avoid any 
delays. We recommend that developers should refer to:  
o the position statement on the Definition of Waste: Development Industry Code of Practice 
o The waste management page on GOV.UK  
 
Contaminated soil that is (or must be) disposed of is waste. Therefore, its handling, transport, 
treatment, and disposal are subject to waste management legislation, which includes:  
o Duty of Care Regulations 1991  
o Hazardous Waste (England and Wales) Regulations 2005  
o Environmental Permitting (England and Wales) Regulations 2016  
o The Waste (England and Wales) Regulations 2011  
 
Developers should ensure that all contaminated materials are characterised both chemically 
and physically in line with British Standard BS EN 14899:2005 'Characterization of Waste - 
Sampling of Waste Materials - Framework for the Preparation and Application of a Sampling 
Plan' and that the permitting status of any proposed treatment or disposal activity is clear. If in 
doubt, the Environment Agency should be contacted for advice at an early stage to avoid any 
delays. If the total quantity of hazardous waste material produced or taken off-site is 500kg or 
greater in any 12-month period, the developer will need to register with us as a hazardous 
waste producer. Refer to the hazardous waste pages on GOV.UK for more information.  
 
We welcome the Design and Access Statement (ABW Architects, Nov 2022) and with 
incorporation of environmental best practice measures outlined in section 5.3 and 5.4 of 
ecological assessment (ERAP, Nov 2022), which ensures the protection and enhancement of 
adjoining River Roch ecological network and main environmental receptor of riparian 
development site. 
 
We have reviewed the Flood Risk Assessment (FRA), referenced WIE19085-104-R-1-1-4-FRA, 
produced by Waterman, dated 4/11/2022, submitted with the application and we are satisfied 
that it demonstrates that the proposed development will not be at an unacceptable risk of fluvial 

mailto:environmental.management@rochdale.gov.uk
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flooding or exacerbate flood risk elsewhere. The proposed development must proceed in strict 
accordance with this FRA and the mitigation measures identified as it will form part of any 
subsequent planning approval. Any proposed changes to the approved FRA and / or the 
mitigation measures identified will require the submission of a revised FRA as part of an 
amended planning application. 
 
This development may require a permit under the Environmental Permitting (England and 
Wales) Regulations 2016 from the Environment Agency for any proposed works or structures, 
in, under, over or within eight metres of the bank of the River Roch which, is designated a 'main 
river'. Some activities are also now excluded or exempt. A permit is separate to and in addition 
to any planning permission granted. Further details and guidance are available on the GOV.UK 
website: https://www.gov.uk/guidance/flood-risk-activities-environmental-permits. 
 
 
INFORMATIVE (GMEU): 
Whilst the building to be extended has been assessed as negligible risk for bats, the applicant 
is reminded that under the 2019 Regulations it is an offence to disturb, harm or kill bats.  If a 
bat is found all work should cease immediately and a suitably licensed bat worker employed to 
assess how best to safeguard the bat(s).  Natural England should also be informed. 
 
Whilst there is only a low risk of otter being present, the applicant is reminded that under the 
2019 Regulation it is an offence to disturb, harm or kill otters.  If an otter is found during the 
development all work should cease immediately and a suitably licensed ecologist employed to 
assess how best to safeguard the otter(s).  Natural England should also be informed. 
 
The applicant is reminded that, under the Wildlife and Countryside Act 1981 as amended  it is 
an offence to remove, damage, or destroy the nest of a wild bird, while the nest is in use or 
being built. Planning consent does not provide a defence against prosecution under this act. If 
a birds nest is suspected work should cease immediately and a suitably experienced ecologist 
employed to assess how best to safeguard the nest(s). 
 
The applicant is reminded that it is an offence under the Wildlife and Countryside Act 1981 (as 
amended) to case spread of invasive species.   
 
 
 
 
 
 
 
 
 
 

 

 


