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EXECUTIVE SUMMARY  
 
Raise Rochdale Pupil Referral Service (RRPRS) is an established Local Authority education provider, 
delivering Alternative Provision education within the area of Rochdale Borough Council. RRPRS are the 
Applicants for this application for full planning permission.  
 
RRPRS is already established in the locality, operating from a premises at Saxon Hall, Samson Street, 
however the current school premises is already oversubscribed to the point that temporary locations have 
been sourced to provide education to excess groups of children.  
 
Rochdale Borough Council has allocated funds and provided a suitable site to enable RRPRS to establish a 
new satellite school on an existing cleared site on Mayfield on a permanent basis. This previously developed 
parcel of land which adjoins both industrial and residential uses is considered to be an appropriate location 
to deliver this much needed development proposal.  
 
The new school will have a total capacity for 64 pupils within Key Stage 4 (aged 14-16) requiring an 
alternative to mainstream school. Approximately 30 staff will be employed at the school.  
 
The Application Site is notable for its severe topography, with an upper (northern) and lower (southern) 
plateau levels which are bisected by mature tree cover. The appointed architects Seven Architecture has 
developed a design which will create a new school which will form as a bridged link to these varied land 
levels. A new school building will site centrally in the site, with access coming from the south (via Mayfield 
Street). Key classrooms and teaching spaces will be provided on the upper plateau with stepped (and step-
free access) provided to these levels. The site will be transformed with the creation of a multi-use games 
area and playground space, new landscaping and ancillary site wide improvements such as parking and 
drop-off areas within the site.  
 
Positive pre-application discussions with the Local Planning Authority occurred in 2025, which has helped 
the design evolve into the scheme for which planning permission is sought today. Equally, a community 
consultation exercise was carried out in February 2025 which also helped the scheme evolve to this planning 
submission milestone stage.  
 
Should planning permission be granted RRPRS will be delivered a new, fit-for-purpose permanent address 
which will deliver significant public benefits at micro and macro levels. What is more, the high-quality design 
of the proposed development will ultimately enhance the character of the area, continuing the trend of 
regenerative contemporary design to this part of Rochdale.  
 
Notwithstanding the fact that the site has been identified as being suitable for residential, it is considered 
that there an even greater and more significant policy support for an alternative use such as education. 
There are significant material considerations which exist enabling officers to be able to strongly support 
this planning application. Accordingly, this proposal is compliant with national and local planning policy and 
will ultimately improve the quality of education service provided in Rochdale.  
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1.0 INTRODUCTION 
 

1.1 This Planning Statement has been prepared by NTA Planning LLP on behalf Rochdale Borough 
Council – Education Services (“The Applicant”) in respect of seeking full planning permission for 
the following development.  
 

Construction of a part one, two and three storey (split level) new Alternative Provision (AP) 
School with associated parking, play space and landscaping.  

 

1.2 The project is funded by Rochdale Borough Council through RRPRS to address an identified 
significant shortfall in Alternative Provision (AP) school places within the borough. This application 
is brought forward to resolve the Council’s statutory duty to provide suitable education for children 
of compulsory school age who cannot attend mainstream school in accordance with Section 19 of 
the Education Act 1996.  
 

1.3 The school will be operated by Raise Rochdale Pupil Referral Service (RRPRS). RRPRS is already 
established in the locality, operating from a premises at Saxon Hall, Samson Street, however the 
current school premises is already oversubscribed to the point that temporary locations have been 
sourced to provide education to excess groups of children. This application will alleviate existing 
oversubscription pressures, with this development supporting Key Stage 4 pupils specifically.  
 

1.4 The Application Site is approximately 1.4 
hectares in size and sits on the western side 
of Mayfield Street to the north-east of 
Rochdale Town Centre. The site is notably 
split level, functioning on a higher (northern) 
and lower (southern) levels/plateaus with a 
7m difference in level, split by self-seeded 
tree growth positioned in a wooded bank.   
 

1.5 The Site historically supported industrial 
buildings in place since this 1970s in the 
northern part of the site, with the southern 
part used for external storage. The site was 
cleared of buildings in the last 10-15 years to support the housing led regeneration of the area with 
a large number of new-build housing coming forward, which now abuts the northern boundary of 
this site. Despite being brownfield land, the site has remained vacant This site is now located on 
the edge of an area which is both industrial and residential in character, presenting an opportunity 
for a development of high-quality design which can mediate between the two-character areas. 

 

 
2005 AND 2013 AERIAL VIEW 

EXISTING SITE 
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1.6 The site has been indicated as suitable for housing within the Council’s latest SHLAA (Strategic 
Housing Land Availability Assessment (April 2025) with a capacity for 65 potential additional 
dwellings. Whilst such a development would alleviate the housing targets for the borough 
somewhat, this need also needs to be balanced against the Council’s legal obligation to provide 
suitable education facilities to all pupils in the borough. 
 

1.7 Accordingly, this planning application seeks full planning permission for the creation of a new 
school building for RRPRS, to facilitate up to 64 pupils in Key Stage 4 (ages 14-16). Pupils and staff 
will operate from a single building which will be positioned centrally on the site, with access 
provided from the lower plateau, where parking and drop-off facilities will be provide. The 
significant land bank will form the school’s secure line with playing fields and outside play space 
provided in the upper plateau. 

 

             
PROPOSED SITE PLAN                       AERIAL VIEW 

 
1.8 The proposed development will deliver a high-quality school to this site, delivering an overall 

enhancement to the character of the area, whilst also improving the quality of education facilities 
within the borough of Rochdale. 
 

 
VIEW FROM CAR PARK 

 
1.9 Positive pre-application discussions took place with the planning dept in early 2025, and the 

feedback from this meeting and written advice has helped shape the scheme for which planning 
permission is now sought in March 2026. A public stakeholder engagement event was also held in 
February 2026, which was well attended by the local community with feedback welcomed. The 
advice received at that event has also helped influence the scheme for which planning permission 
is sought.  
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1.10 Should planning permission be granted, the design team intend to quickly select a suitable 
contractor to deliver this project as soon as possible.  
 

1.11 This Planning Statement should be considered alongside all of the information provided in the table 
below which demonstrates both a valid development, and a development which accords with the 
Development Plan: 

 

NAME Ref AUTHOR 

Forms and Fees 

Application Form PP-14765020 Seven Architecture 

Ownership Certificate PP-14765020 Seven Architecture 

Application Fee Paid via Planning Portal  N/A 

Drawings 

Location Plan BAP-SEV-ZZ-ZZ-DR-A-00500 Seven Architecture 

Existing Site Plan  BAP-SEV-ZZ-ZZ-DR-A-00501 Seven Architecture 

Proposed Site Plan BAP-SEV-ZZ-ZZ-DR-A-00502 Seven Architecture 

Level 00 Proposed Floor Plan BAP-SEV-ZZ-ZZ-DR-A-00515 Seven Architecture 

Level 01 Proposed Floor Plan BAP-SEV-ZZ-ZZ-DR-A-00516 Seven Architecture 

Level 02 Proposed Floor Plan BAP-SEV-ZZ-ZZ-DR-A-00517 Seven Architecture 

Proposed Roof Plan BAP-SEV-ZZ-ZZ-DR-A-00518 Seven Architecture 

Proposed Planning Elevations BAP-SEV-ZZ-ZZ-DR-A-00520 Seven Architecture 

Proposed Building Sections BAP-SEV-ZZ-ZZ-DR-A-00525 Seven Architecture 

Proposed Classroom Bay Study BAP-SEV-ZZ-ZZ-DR-A-00530 Seven Architecture 

Landscape General Arrangement Plan 2535-CWS-XX-XX-DR-L-1000 
 

CW Studio 

Landscape Sections 2535-CWS-XX-XX-DR-L-5000 CW Studio 

Softworks Plan  
 

2535-CWS-XX-XX-DR-L-2000  
 

 

Boundary Treatment Plan 2535-CWS-XX-XX-DR-L-8000 CW Studio 

Drainage Strategy 00.25079-ACE-00-ZZ-DR-C-1200  Adept 

Surface Water and Foul Water Manhole 
Schedule 

00.25079-ACE-00-ZZ-DR-C-1210 Adept 

Exernal Lighting Plan BAP-SLCE-XX-XX-DR-E-63100 Silcock Leedham 

Reports 

Planning Statement 1452, dated March 2026 NTA Planning LLP 

Design and Access Statement (incl 
Statement of Community Involvement) 

BAP-SEV-ZZ-XX-RP-A-09004 Seven Architecture 

Landscape Proposals Document  2535-CWS-XX-XX0RP-L-1000 CW Studio 

Transport Statement  329211, March 2026 Mode Transport Planning 

Environmental Noise Impact Assessment  April 2026 ADT 

Desk Study and Ground Investigation J25291 March 2026 GEA 

Remediation Method Statement J25291 March 2026 GEA 

Air Quality Assessment  March  2026 Haze Environmental 

Arboricultural Impact Assessment  2780_AIA.01 Pennine Ecological  

Arboricultural Method Statement 2780_AMS.01 Pennine Ecological  

Preliminary Ecological Appraisal  2025-178 Sept 2025 ERAP 

Assessment of Biodiversity Net Gain 2025-178 April 2026 ERAP 

BNG Statutory Metric  April 2026 ERAP 

Flood Risk Assessment and Drainage 
Strategy  

00.25079-ACE-ZZ-ZZ-RP-C-0001 Adept 

Crime Impact Statement  2025/0013/CIS/01 Greater Manchester Police 

Energy Statement (w appendices) 3220293-SLCE-XX-XX-RP-ME-
0026 
 

Silcock Leedham 

 
1.12 This report adopts the following structure:  
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• Section 2 describes the site and surrounding area.  
• Section 3 outlines the relevant planning history for the site.  
• Section 4 describes proposed development in detail.  
• Section 5 outlines informal pre-application discussions which have taken place so far.  
• Section 6 refers to the Statement of Community Involvement. 
• Section 7 sets out the planning policy framework relevant to this proposal.  
• Section 8 provides a detailed appraisal of the scheme against relevant planning policies.  
• Finally, Section 9 provides a summary and conclusions.  
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2.0 DESCRIPTION OF THE SITE AND SURROUNDING AREA 
 
APPLICATION SITE 

2.1 The site extends to approximately 1.4 hectares and is situated to the west side of Mayfield Road 
in north-east Rochdale. The site is notably set over two planes; a lower plateau (south) and an 
upper plateau (north) with an established woodland on a bank splitting the two levels. There is 
roughly a 7m level change between the two areas within the application site. 
 

 
EXISTING SITE 

 
2.2 Historically, the site supported 

industrial development, however 
all buildings on site were 
demolished by 2013 and the land 
has remained vacant in this time.  
 

2.3 As of 2026, the land has become 
overgrown due to its lack of 
occupancy.   

     
VIEW OF LOWER PLATEAU FROM MAYFIELD STREET          VIEW OF UPPER PLATEAU LOOKING SOUTHWARD  

 
2.4 The eastern boundary of the site sites alongside Mayfield Road. The northern/north-east boundary 

abuts new-build residential housing, with an access point onto Millview Lane. The north-west 
boundary abuts Rochdale Community Fire Station, whilst the southeast boundary is shared with 
several established industrial buildings. The southeast boundary abuts the Enterprise Centre, a 

2005 AERIAL VIEW  OF SITE 
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not-for-profit facility established in 2007, whilst the large building to the east of Mayfield Street is 
the Mayfield Centre, an industrial building comprising several established businesses. 
 

           
MAYFIELD CENTRE      NEW BUILD HOUSING AND FIRE STATION ON HALIFAX ROAD TO THE WEST 

 

 
AERIAL VIEW OF SITE AND CONTEXT 

 
2.5 In terms of wider context, the Site sits on the edge of an established employment areas, sitting in 

between other commercial/industrial uses to the south, east and west. To the north the character 
changes to residential immediately.  
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3.0 PLANNING HISTORY 
 
3.1 There are no planning applications of relevance linked to this site in the last twenty years which 

would have an impact on this development.  
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4.0 THE PROPOSED DEVELOPMENT 
 
4.1 Full planning permission is sought in respect of the following development: 
 

Construction of a part one, two and three storey (split level) new Alternative Provision 
(AP) School with associated parking, play space and landscaping.  

 
ABOUT THE SCHOOL 

4.2 This development will see the provision of a new AP School which will be managed by RRPRS. The 
capacity for the school will be 64 pupils within requiring an alternative form of education to 
mainstream school. Approximately 30 staff will be employed at the school, however external staff 
will also be required to come to the school on a regular basis to assist with pupil behaviour and 
wellbeing.   
 

4.3 Compared to mainstream school education, pupils will be taught in smaller group numbers, with 
increased staffing levels to support the pupils.  
 

4.4 This development will ensure that pupils requiring education within an AP School can be supported 
within a permanent school building and site which is fit for purpose, designed specifically to meet 
the specialist needs of pupils and staff.  
 
EXTERNAL ENVIRONMENT 

4.5 A new school building is proposed to site centrally within the site in a north-west/south-east 
direction so that the new building straddles the two levels of the site. From the south, the building 
will appear as a part two, part three storey building, which will provide access to the school. From 
the north, the building will appear as a one storey flat roofed structure.  
 

4.6 The lower level will support new public realm, parking, cycle parking and servicing as this will be 
outside of the secure line.  
 

4.7 The upper level will be within the secure line, and will support outside play space, a new MUGA 
and external teaching spaces. As can be seen from the stie plan, large areas of woodland will be 
retained, with new tree planting and biodiversity gardens proposed on both levels.  

 

 
PROPOSED SITE PLAN 
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4.8 Access will remain from Mayfield Road, with pedestrian and vehicular access provided from the 
east via separate entry points. An emergency vehicle only access will be provided from the north. 
Parking is provided for cycles and for the following vehicles: 
- 2x minibus 
- 3x blue badge 
- 35x general spaces (of which 1x EV active and 8x EV passive).  
 

4.9 The boundary of the site will be made secure with 2.4m tall fencing, with specialist acoustic close 
boarded fencing along the northern boundary to protect residential amenity. External play areas 
will also be restricted from accessing the boundary via an inner fencing system with an enhanced 
landscaping systems proposed.  
 

4.10 1no. artificially lit multi-use games areas is proposed on site to the north-east of the building on 
the upper plateau.  

 
INTERNAL ENVIRONMENT 

4.11 In total, this will deliver a new school across three storeys. The Ground Floor Level will support a 
new sports hall and plant/administration space. Level 01 will support additional staff room space 
and other administrative space. Level 02 will sport the primary classroom area, with 10x 
classrooms, a dining hall and multiple break-out areas. All 10 classrooms will have direct external 
access.  
 

                      
    LEVEL 00 TO LEVEL 02 FLOOR PLAN 

 
4.12 The new building be flat roofed, and covered in solar PV array, delivering a net zero carbon in 

operation development.  
    
APPEARANCE 

4.13 A key driver for the building’s appearance is to provide a building which has both a calming and 
welcoming appearance for pupils, staff and the community, while also positively responding to the 
character of the surrounding area.  
 

     
VIEW OF EXTERNAL APPEARANCE OF BUILDING (FRONT ELEVATION) 
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VIEW OF EXTERNAL APPEARANCE OF BUILDING (REAR ELEVATION) 

 
4.14 While the applicant is required to meet stringent DfE requirements with regard durability of 

cladding types, a building of significant quality can be produced.  
 

4.15 A simple material palette is proposed; a buff brick is the predominant external materials. The use 
of brick is synonymous with the surrounding area. Whilst the majority of housing a more of a red 
brick, the use of a buff and cream colour allows this building to understood as a site of different 
character to the industrial and residential properties.  A cream colour is adopted for the windows, 
doors and curtain walling, creating a coherent and complementary design.  
    

4.16 A sympathetic yet contemporary design will regenerate both the site and wider area and finally 
bring this long-term vacant site back into use.    
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5.0 PRE-APPLICATION DISCUSSIONS 
 

ROCHDALE BOROUGH COUNCIL 
5.1 Prior to the submission of this application, formal pre-application advice was sought from Rochdale 

Borough Council prior to the submission of this application.   
 
Formal Pre-application (December 2024) 

5.2 At a relatively early stage in the design process formal pre-application advice was sought from the 
Council in respect of establishing a PRS school at this location. The submission, led by Seven 
Architecture was made in December 2024 (ref PREAPP/00001/25).  

5.3  

        
DECEMBER 2024 PRE-APP SCHEME  

 
5.4 Written advice was provided on 13th March 2025. The summary advice was as follows (Appendix 

One):  

• Notwithstanding the site’s allocation for housing, officers considered that an education 
development could be supported on the site subject to justification in terms of need within 
any submission.  

• The designs were well received, with some additional suggestions made.  

• Residential amenity to the north should be considered.  

• There are no in principle highways objections to the proposals.  

• Tree replacement should be planted at a 2:1 ratio with 10% BNG to be achieved.  

• Greenfield runoff rate of 5l/s/ha should be followed.  

• Contamination, air quality and crime impact should all be given due consideration.  

• Engagement with the local community should be undertaken prior to the submission of an 
application.  
 

5.5 Since this pre-application advice note has been received, the designs have been adjusted in 
accordance with the advice provided, but also in response to additional technical information being 
issued (such as tree and topographic information) whilst also responding positively to the client 
design brief.  
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6.0 STATEMENT OF COMMUNITY INVOLVEMENT 
 

NATIONAL GUIDANCE 
6.1 The Localism Act (2011)—updating the Town & Country Planning Act (1990)—created new 

obligations on potential developers and introduced: a new requirement for developers to consult 
local communities before submitting planning applications for certain developments. This gives 
local people a chance to comment when there is still genuine scope to make changes to proposals 
[...] to further strengthen the role of local communities in planning. 
 

6.2 The legislation places a duty on potential developers to carry out pre-application consultation on 
‘large scale major applications’ and requires them to: 

• Publicise the proposal and consult with residents in the vicinity of the site concerned 

• Give local people a chance to comment when there is still genuine scope to make 
changes  

• Have regard to the local planning authority about local good practice  

• Take account of responses to the consultation  
 
6.3 Further, the National Planning Policy Framework (NPPF) requires local planning authorities to work 

proactively with potential developers to ensure developments improve the local area’s economic, 
social and environmental condition; and adds ‘early engagement has significant potential to 
improve the efficiency and effectiveness of the planning application system for all parties.’ 
 

6.4 This SCI consultation took place within the framework of Rochdale Borough Council’s Statement of 
Community Involvement (published Feb 2021). This states that:  
 
For significant development proposals, the Council has adopted guidance to encourage 
applicants/developers to consult with the local community before submitting their application. This 
enables the applicants to explain their proposals, receive feedback on which they might be able to 
act, create an atmosphere of genuine interest in the views of the local community and provide more 
certainty about any level of concern and the issues of concern.  
The following methods are likely to be suitable and could be used if considered to be appropriate:  

• Circulating a letter or statement to local residents and businesses explaining the proposals;  

• Arranging an exhibition or presentation;  

• Engagement online using social media or dedicated consultation websites; and 

• Arranging a press release in local media. 
 

6.5 Prior to the submission of an application, a public exhibition was also organised, where the draft 
proposals were available to view by members of the public. Letters were sent to nearby residents 
and businesses, inviting them to the consultation event. The full details of the responses and how 
the designs evolved from this event are set out in the Design and Access Statement prepared by 
Seven Architecture.   
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7.0 PLANNING POLICY FRAMEWORK 
 

NATIONAL GUIDANCE 
7.1 Central Government guidance is contained in the National Planning Policy Framework (NPPF), 

which was most recently updated in December 2024. The NPPF reinforces the Development Plan 
led system and, does not change the statutory status of the development plan as the starting point 
for decision making. 

 
7.2 The NPPF must be considered in the preparation of local and neighbourhood plans and is a material 

consideration in planning decisions. It should be noted that the NPPF requires local planning 
authorities to apply the presumption in favour of sustainable development when assessing and 
determining development proposals.  
 
7.3 Highly relevant to this development is para 100 of the NPPF, which states that “It is 

important that a sufficient choice of early years, school and post-16 places are available 
to meet the needs of existing and new communities. Local planning authorities should take 
a proactive, positive and collaborative approach to meeting this requirement, and to 
development that will widen choice in education. They should:  

a) give great weight to the need to create, expand or alter early years, schools and post-16 
facilities through the preparation of plans and decisions on applications; and  

b) work with early years, school and post-16 promoters, delivery partners and statutory 
bodies to identify and resolve key planning issues before applications are submitted.” 

 
7.4 The creation of education/school facilities to meet existing and future needs should be given great 

weight when officers are to assess a decision to an application.  
 
LOCAL PLANNING POLICIES 

7.5 Section 70(2) of the Town and Country Planning Act 2000 and Section 38(6) of the Planning and 
Compulsory Purchase Act 2004 require planning decisions to be made in accordance with the 
Development Plan unless material considerations indicate otherwise. In Rochdale, the 
Development Plan, comprises the following policy documents:  
 

• Adopted Rochdale Core Strategy (RCS) 2016 

• Unitary Development Plan (UDP) 2006 

• Places for Everyone 2024 

 
UDP POLICY MAP 

7.6 According to the Rochdale UDP Policy 
Map, the site has the following 
designations:  
- With Borough Boundary 
- Within Defined Urban Areas  
- Within a Mixed Employment Zone 
 

7.7 Within the Draft Local Plan, the site is free 
from constraining designation other than 
being in the borough boundary.   
 
 
 
 
 

PROPOSALS MAP EXTRACT 
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SHLAA (2025) MAP 
7.8 The Council has published a Strategic Housing 

Land Availability Assessment (SHLAA) which lists 
sites in the borough where homes could 
potentially be built. It shows the position as of 1 
April 2024, albeit the document was most 
recently published in April 2025. This specific site 
has been allocated as a brownfield site, suitable 
for delivery of 65 houses in the period 2029-2034. 
This site has been allocated for housing since 
2021, however no development proposal has 
ever been brought forward.  
 
 
 
FLOOD RISK 

7.9 With reference to the Environment Agency’s (EAs) indicative flood maps accessed in March 2026, 
the entire site is located in Flood Zone 1, indicting the lowest possible risk of flood from rivers and 
sea, however it should be noted that the land to the east and south fall within Flood Zones 2 and 3. 
The site also does not present any surface water flood risks,  
 

         
ENVIRONMENT AGENCY FLOOD MAPS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SHLAA EXTRACT SHOWING ALLOCATION 
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8.0 PLANNING ASSESSMENT 
 

8.1 The main planning matters are considered to be: 
 

• PRINCIPLE OF DEVELOPMENT  

• DESIGN AND LANDSCAPING 

• SUSTAINABILITY  

• HIGHWAYS 

• DRAINAGE AND FLOOD RISK 

• TREES, ECOLOGY AND BNG 

• RESIDENTIAL AMENITY 

• SECURITY 

• CONTAMINATION 
 

PRINCIPLE OF DEVELOPMENT 
Defined Urban Area 

8.2 Saved Policy G/D/1 of UDP is of relevance, as the site falls within a defined Urban Area (i.e. within 
development limits). This policy is written with the intention of controlling development outside 
of the Urban Area, such as areas of countryside and green belt. As the site falls fully within the 
Defined Urban Area, the principle of additional built form on this site is considered justifiable.  
 
Mixed Employment Zone 

8.3 The site also falls within an area designated as a Mixed Employment Zone; however this is a 
designation dating from a 2006 UDP document, meaning that this designation is now twenty years 
old. Policy EC/3 of the UDP protects employment generating uses within this area, and encourages 
further employment uses, such as B1, B2 and B8 uses. Whilst a school (Class F1) falls outside of the 
primary preferred uses, Policy EC/3 does state that other uses can be considered 
ancillary/complementary to the nature of the area and/or are brought forward as part of a wider 
regeneration proposal.  
 

8.4 As stated above, the designation for this parcel of land is now 20 years old. Since the UDP was 
published, residential development of a significant scale has been delivered to the immediate 
north of the site and industrial buildings have been cleared from the application site. Businesses 
still operate from various sites within the surrounding area, however the application site is now 
considered a vacant, edge of Zone site which can accommodate a school as a complementary use. 
The hours of operation would be similar to a business, and there would be a level of employment 
created which is an overall strategic target of Employment Zones. Whilst a school (Class F1) is not 
the primary use supported in Mixed Employment Zones, this proposed development would 
generate employment, bring a vacant site back into use and would positively contribute to the 
mixed character of the area.  
 
Housing Allocation 

8.5 As identified in Section 7 of this report, the Application Site has been identified as a potential site 
for residential development within the Council’s latest Strategic Housing Land Availability 
Assessment (SHLAA) published in April 2025. The site (SH2464) is indicated as having capacity for 
65 dwellings.  
 

8.6 Pre-application advice issued in 2025 stated that suggested that, whilst the site has been identified 
for housing within the Council’s SHLAA and this has translated into the existing housing supply 
within the Places for Everyone regional policy document, where there is a strong focus on directing 
housing towards previously developed sites within existing urban areas. 
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8.7 Whilst the SHLAA and PfE identifying this site as suitable for housing, this does not amount to a 
default policy position where residential housing is considered to be the only suitable use which 
could establish on site. the PfE acknowledges this point, where it states that  
 
“Not all previously-developed sites will be appropriate for housing development, as there will be a 
continued need to accommodate other uses such as employment.” 
 

8.8 Further, the Council’s own SHLAA clarifies the position that an identification within that document 
should not restrict the consideration of the appropriateness of alternative uses. The Disclaimer 
made at the very beginning of this document makes it clear that:  
 
“The identification of housing potential from sites and buildings in this study does not imply that 
Rochdale Council would necessarily grant planning permission for their residential development. 
For example, some of the sites identified in the SHLAA are currently being used for employment 
purposes and any planning application to change the use of these sites to residential would still 
need to be assessed against planning policy that seeks to protect employment land and other 
material considerations. 
The inclusion of any identified sites or buildings within the study does not preclude them being 
developed for other suitable uses.” 
  

8.9 The suggestion of site capacity for 65 dwellings within the SHLAA is considered to be merely a 
technical capacity for potential residential development, for which limited weight should be 
applied. This SHLAA has not followed through to a formal Site Allocation solely for residential 
development, therefore it is considered that there is no policy conflict by submitting an application 
for an education use. 
  

8.10 Should Development Plan policy support an alternative use being established at this location, it is 
considered that the legacy housing identification should not restrict sustainable development from 
coming forward.  
 
Proposed Education Use 

8.11 In consideration of the proposed use of the site for an education use, it considered that the policy 
position strongly weighs in favour of the development.  
 

8.12 The NPPF sets out the Government’s commitment to support the delivery of new, and retention 
of existing, school places throughout the country. At paragraph 100, The NPPF states that “It is 
important that a sufficient choice of early years, school and post-16 places are available to meet 
the needs of existing and new communities”. It goes on to state that Local planning authorities 
should:   

 

• give great weight to the need to create, expand or alter schools through the preparation 
of plans and decisions on applications; and  

• work with schools’ promoters, delivery partners and statutory bodies to identify and 
resolve key planning issues before applications are submitted 

 
8.13 Paragraph 128 of the NPPF states that “Local planning authorities should also take a positive 

approach to applications for alternative uses of land which is currently developed but not allocated 
for a specific purpose in plans, where this would help to meet identified development needs”.  
 

8.14 At a regional level, Policy JP-P5 of the PfE partly states that “Significant enhancements in education, 
skills and knowledge to benefit existing and new residents will be promoted, including by:  
1. Enabling the delivery of new and improved accessible facilities for all ages, such as early years, 
schools, further and higher education, and adult training to ensure our workforce is ready to 
benefit from new employment opportunities;” 
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2. Ensuring the delivery of sufficient school places to respond to the demands from new 
housing…” 
 

8.15 What is more, PfE also sets out a 15 year programme of expansion and development across the 
Greater Manchester (GM) region. Demographic projections detailed within the plan show 
Rochdale is forecast to have the 3rd largest  population growth within the GM boroughs. Rochdale 
is expected to have 19,100 more people by 2037 and 12,003 new homes over this timeline. With 
such a significant increase, a proportional increase in forms of education will need to be 
accommodated.  

 
8.16 At a local level, Core Strategy Policy C7 states that the Borough will seek to improve education, 

skills and training in the borough and raise educational achievement by, amongst other things, 
providing good quality primary and secondary educational facilities and promoting new facilities 
which have the opportunity to encourage and promote better links with schools and colleges. 
These aims will be achieved by, inter alia:  
- Providing educational facilities in appropriate and accessible locations  
- Improve accessibility to educational facilities by foot, cycling and public transport  
- Seek high quality design of educational buildings with facilities appropriate to support 

learning  
- Ensure educational facilities are sustainable and provide good access to communities, the 

natural environment, heritage, culture and lifelong learning  
 

8.17 In terms of considering the policy position at all tiers, it is cleat that new education proposals 
should be given great weight, and the use of previously developed sites to facilitate this need is 
actively promoted. PfE actively promotes new and accessible enhancements in education to 
existing and new residents, whilst locally high-quality education developments are specifically 
supported. Therefore, if a need for the proposed development can be presented, it can be strongly 
supported in principle.  
 
Education Need 

8.18 Para 100 of the NPPF stresses upon the need for sufficient choice of school places to be available. 
Should a pupils require specialist education, such as Alternative Provision or Special Education 
Need, a choice and (at the very least, a) suitable service should be available. As stated earlier within 
this report, this school will be managed and operated by Raise Rochdale Pupil Referral Service 
(RRPRS). This is an established Local Authority education provider, delivering Alternative Provision 
(AP) education within the area of Rochdale Borough Council. RRPRS are the Applicants for this 
application.  
 

8.19 RRPRS is already established in the locality, primarily operating from a premises at Saxon Hall, 
Samson Street. Since 2014 the number of children in each year group cohort has increased and 
this increases the number of children requiring a PRS school place. The number of children on roll 
at RRPRS has risen from 68 in October 2014 to 199 in May of 2025, an increase of almost 200%. 
One of the school sites at St. Alban’s House is temporarily leased to support this increase and this 
purpose-built school will replace some of the school capacity currently being provided at St Alban’s 
and Saxon Hall.  

 
8.20 Rochdale Council has a statutory duty under section 19 of the Education Act 1996 to provide 

suitable education for children of compulsory school age who cannot attend mainstream school. 
The facilitation of this service within an existing commercial premises is not in the pupil’s best 
interests nor does it deliver the high quality of education environment which children deserve; the 
latest Ofsted Report for RRPRS was judged as “requiring improvement” in all categories, partly on 
account of the non-purpose-built facilities. 
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8.21 In January 2024, the Council’s Cabinet allocated funding for a new satellite special school at the 
application site, which is tacit acknowledgement of the education need for this development.  
Please consider Council documents referring to the allocated funding and need within Appendix 
Two and Three of this Statement for more information.  

 
8.22 With a continued increased requirement for AP places in Rochdale, there has become a clear need 

for this type of education development. Policies within the Development Plan strongly support this 
position. It will also enable the Council to fulfil its duties legal obligations as set out within the 
Education Act 1996.  

 
Conclusion on Principle of Development  

8.23 To conclude this part of the Planning Statement, it is considered that the proposed development 
can be supported in principle. Whilst the site has been identified as a possibly suitable for housing, 
there is no planning permission for such a development, nor a policy which only requires this use 
to come forward; in fact it is made clear that other uses can be proposed on such sites.  

 
8.24 The site is within the Defined Built-Up Area and comprises a vacant parcel of previously developed 

land, for which policies actively promote development which is accessible and sustainable. Whilst 
the site has a legacy Mixed Use Employment Zone allocation, it is considered that the location and 
operation of the proposed development would complement the mixed-use character of the area 
without affecting established businesses.  

 
8.25 As for the proposed education use, there is an overriding need for this form of education, and with 

this need demonstrated, there is strong support for such a use to establish. As a redevelopment of 
a brownfield site, in a sustainable location providing a specialist form of needed education, this 
proposed development is considered sustainable development and acceptable in principle.  

 
DESIGN AND LANDSCAPING 

8.26 The NPPF states that “the creation of high quality, beautiful and sustainable buildings and places 
is fundamental to what the planning and development process should achieve. Good design is a key 
aspect of sustainable development, creates better places in which to live and work and helps make 
development acceptable to communities.” (para 131) 
 

8.27 At a local level, CS policies P1 (Improving Image), P2 (Protecting and Enhancing Character, 
Landscape and Heritage) and P3 (Improving Design of New Development) set out a requirement 
for high standards of design and for new development to respect context, having regard to the 
scale, massing, height, layout, materials and local context. 

 
8.28 This development proposal will serve as a bespoke solution of the highest architectural quality to 

unlock a challenging site with an extreme natural land level difference.  
 
Siting/Height 

8.29 A single school building is proposed sitting centrally within the site. As the wider industrial area is 
notable for its informal pattern of development. Pre-application advice from Rochdale Council 
acknowledged that this sit presents an opportunity to do something completely different without 
the concerns of a design being contextually suitable, on the proviso of the massing being 
appropriate.  
 

8.30 A part-one, part three storey building is proposed, On the southern plateau, the building will 
appear as a two-storey structure, increasing to three storeys in a setback position, when viewed 
from the new car park and Mayfield Street.  
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8.31 By taking full advantage of the level change within the site, the uppermost level of the building will 
extend north-west so that it appears as an overhanging single storey building when viewed from 
the two storey dwellings to the north. This approach to massing enables this school building to 
successfully tackle land level changes within the site, whilst also serving as a development which 
bridges the scale of development from the four storey developments to the south to the two storey 
developments further north.  
 
Appearance 

8.32 In terms of the design of the building itself, the masing of the building is set within the site so as to 
not dominate the visual impact of the setting. A high-quality material palette is proposed, with a 
mix of buff brick being the predominant cladding material. Cream aluminium curtain walling 
windows and doors are proposed. 
 

 
ELEVATION FACING FROM CAR PARK 

 
8.33 Whilst red brick is a predominant material for both the housing and the older industrial area, a 

contrasting brick colour is considered to be a bold statement to distinguish this school site from its 
residential and commercial neighbours, but also to provide calming colours and an environment 
to pupils who will be attending the school. 
 

    
BAY STUDY AND MATERIAL PALLETTE 
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Landscaping 
8.34 Outside of the school building, this site presents a substantial opportunity to improve upon 

biodiversity and landscaping on site.  
 

8.35 The new school site will see both the retention of large parts of habitat, whilst also delivering a 
new multi-use games area, habitat areas and outdoor learning environments. A biodiverse buffer 
surrounds the school site boundary to ensure that any school related activities do not have an 
impact on residential amenity.  
 

8.36 The southern plateau will support access and 
parking primarily, however pedestrian and cycle 
parking will be prioritised, as will a high-quality 
public realm environment.  
 

8.37 The building itself will be covered in a mix of green 
roof and PV panels, further enhancing its 
statement as a sustainable and long-lasting 
addition to the area.  
 

8.38 On the whole, the proposed development is of 
high quality and of the highest environmental 
standards. The development will be an 
enhancement to the area, and fully accords with 
both the NPPF and Policies P1, P2 and P3 of the 
Local Plan.  
 
SUSTAINABILITY  

8.39 PfE Policy JP-S2 requires all new development to  be zero carbon where practical and feasible and 
fully apply the energy hierarchy.   
 

8.40 Policy G2 of the Core Strategy states that “All new development will be expected to adhere to the 
following energy hierarchy to the extent that policy G2 reflects national policy, targets and 
requirements for that type of development”, whilst Policy G3 encourages renewable and low 
carbon energy developments.  
 

8.41 As Rochdale has declared a Climate Emergency in 2019 and have set a target to be Zero Carbon by 
2038, the delivery of a sustainable and low carbon school building is a key driver which will aid with 
the borough’s net zero targets.   
 

8.42 A detailed Energy Statement has been prepared by Silcock Leedham which fully asseses the MEP 
performance of the development. It is demonstrated that the energy hierarchy has been a core 
design principle within this development, ultimately delivering a development which passes PArtl 
Part L compliance, bettering the TER by 114.2%, and the TPER by 118.1%. An EPC rating of A+(-8) 
is achieved. Please consider these technical reports for more details.  
 

8.43 Accordingly, it is considered that this development complies with Core Strategy Policy G2 and G3 
as a result.  
 
HIGHWAYS 

8.44 Paragraph 109 of the NPPF states that opportunities to promote walking, cycling and public 
transport use should be pursued by development proposals. Paragraph 105 encourages 
development in locations which are or can be made sustainable, through limiting the need to travel 
whilst offering a genuine choice of transport modes. Crucially, Paragraph 116 of the NPPF states 
that “Development should only be prevented or refused on highways grounds if there would be an 

PROPOSED LANDSCAPING SCHEME 
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unacceptable impact on highway safety, or the residual cumulative impacts on the road network, 
following mitigation, would be severe, taking into account all reasonable future scenarios.” 
 

8.45 PfE Policy JP-P 1 states that all development should be easy to move around for those of all mobility 
levels, particularly by walking and cycling. Development should be located where it can be well-
connected to other places, particularly by public transport. Emerging PfE Policy JP-C 7 goes on to 
set out that planning applications should be accompanied by supporting documents (Transport 
Assessment/Transport Statement and Travel Plan) where necessary. New development should be 
located and designed to enable and encourage walking, cycling and public transport use.  
 

8.46 CS Policy T2 sets out that development that offers greater access for all forms of travel will assist 
with the borough’s continuous improvement to become more sustainable. As such, accessibility 
will be improved by locating development where good access to public transport is available or can 
be provided. This will be backed by measures to provide effective provision for cyclists, pedestrians 
and people with impaired mobility  
 
Transport Assessment/Location 

8.47 A Transport Assessment has been prepared in support of the application which assess the impact 
of the development from a highway’s perspective. The assessment demonstrates that the site is 
well-located in terms of pedestrian connectivity and accessible to local amenities, with walking, 
cycling and public transport all representing a realistic alternative to car trips. 

 
Car and Cycle Parking 

8.48 Whilst exact staffing levels cannot be fully determined, it is likely that the proposed development 
will have 40 members of staff (30FTE). The capacity for pupils will be 64.  
 

8.49 Core Strategy Policy T2 and Appendix Five sets out parking standards for schools. It suggests the 
following parking levels.  

 

• Car Parking (maximum)   1.5 spaces per classroom.  

• Cycle Parking (minimum)   1 space for 10 FTE Staff, 1 space per 10 pupils.  

• Motorbike (minimum)  1 space per 40 FTE Staff (min 2 spaces).  

• Blue badge bays (minimum) 3 bays of 6% of capacity whichever is greater.  
 

8.50 Applying the above standard to this development site, the requirements should be as follows:  
 

• Car Parking   10 classrooms  15 car spaces 

• Cycle Parking  3+6.4   9.4 cycles 

• Motorbike (2)  2   2 motorbike spaces 

• Disabled bays  3   3 blue badge spaces 
 

8.51 It should be noted that the above standard is a rather broad parking standard which is expected to 
cover mainstream primary, secondary and specialist schools. The transport modes and needs of a 
Pupil Referral Unit are drastically different to that of a mainstream school. Staff will be more likely 
to come from a wider catchment area given the specialist nature of education being provided; 
external professionals will more regularly be coming to the school to meet with pupils, both 
individually and collectively. There is also no provision allowed for minibus or taxi drop-off areas 
which would be the primary transport mode for pupils at the application site.  
 

8.52 In respect of pupil transport modes, this will also be notably different when compared to a 
mainstream school where pupils live in the immediate vicinity, where walking and cycling is more 
commonplace. The transport modes for pupils has been identified based on TRICS data is as follows 
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• 4x Minibus (40/64)   62.5% 

• 5x People Carriers (20/64)  31.25% 

• 4x Private Cars/Taxi (4/64).  6.25%.  
 

8.53 Locally based pupils will be encouraged to walk or cycle with parents, if it is considered by staff to 
be appropriate, however this cannot be committed to within this application.  
 

8.54 Given the specific needs of pupils and specialism of staff within this school, it is considered more 
appropriate to deliver parking provisions which will more realistically meet the needs of pupils and 
staff and not unnecessarily add pressure to the on-street network. A car park comprising the 
following is proposed.  
 

RAISE ROCHALE – PARKING PROVISION 

PARKING TYPE PROPOSED COMPLIANT WITH PARKING STANDARD? 

Car Parking - overall 35 No. Provision exceeds 15 space set out in Parking 
Standard, however flexibility should be applied given 
nature of this school.  

Car Parking - Blue 
Badge 

3 Yes. 8.5% exceeds 6% standard.  

EV (active) 2 Yes. No parking standard set.  

EV (passive) 8 Yes. No parking standard set.  

Minibus 2 No Parking Standard Set 

Drop-off 3 No Parking Standard Set 

Motorcycles 0 No – 2 required, but not considered suitable for this 
specialist school.  

Cycles  8 No – Just short of 9.4 space requirement, however given 
the specialist characteristics of the school, this is 
considered an appropriate amount.  

 
8.55 The above provision ensures that suitable parking provision is provided on site at a quantum which 

will meet the needs of staff and pupil transport modes specific to this school type. Whilst 
aspirations to reduce dependency on single occupancy car use are understandable, this cannot be 
reasonably committed to for a school of this nature. 
 

 
PARKING PROVISION 

 
Traffic Modelling 

8.56 As part of the Transport Assessment, a junction capacity modelling exercise has been carried out 
using worst case scenario results. Using TRICS data, it has been concluded that “the junction 
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capacity analysis shows that the proposed development is expected to have a low impact on the 
local highway network, with low increases in queuing, delay and impact on capacity.” 
 
Site Access 

8.57 The proposed site access from Mayfield Street has also been assessed against Manual for Streets 
sight line guidance and found to be acceptable.  
 

8.58 Vehicle Tracking  
Internal vehicle swept path analysis models have also been carried out to confirm that larger 
vehicles such as a refuse collection vehicle and fire tender can freely access and move within the 
car park without causing disruption.  
 

8.59 Whilst level of parking technically exceeds the overall rigid standards set out in the Core Strategy, 
overall the development meets the strategic and specific transport policies in both adopted policy 
and guidance. Returning to paragraph 116 of the NPPF, the development should not be prevented 
as it has been clearly demonstrated that there would be an acceptable impact on both highway 
safety and the road network.  
  
DRAINAGE AND FLOOD RISK 

8.60 Paragraph 170 of the NPPF sets out that planning applications should ensure that flood risk is not 
increased elsewhere. Paragraph 182 goes on to state that major development should incorporate 
sustainable drainage systems unless there is clear evidence that this would be inappropriate. The 
systems used should take account of advice from the LLFA, have appropriate minimum operation 
standards, have maintenance arrangements in place and, where possible, provide multifunctional 
benefits.  
 

8.61 Emerging PfE Policy JP-S 5 sets out that developments is expected to be designed and located so 
as to minimise the impacts of current and future flood risk. In addition, developments are expected 
to manage runoff and incorporate appropriate 
sustainable drainage systems.  
 

8.62 CS Policy P3 sets out that, amongst other things, 
development shall utilise sustainable drainage 
systems, with this further set out in CS Policy G1. 
Policy G8 sets out that all new development does not 
lead to any form of increased flooding locally. 
Development should incorporate sustainable 
drainage systems.  
 

8.63 Pre-application advice suggested that a greenfield 
run-off rate of 5l/s/ha shall be applied. The applicant 
has appointed Adept Consulting to advice on all civil 
engineering matters. Infiltration has proven to be 
unviable through a ground investigation study 
exercises.  
 

8.64 A detailed Flood Risk Assessment and Sustainable 
Drainage Strategy accompanies this submission 
demonstrating a low flood risk and outlining how the 
drainage hierarchy is going to be applied within the 
scheme. The use of permeable asphalt and below ground attenuation will successfully limit run-off 
to 5l/s/ha in compliance with the pre-application advice provided in 2025.   
 

DRAINAGE STRATEGY 
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8.65 The incorporation and management of drainage in a sustainable manner has been an early and 
constant consideration for this development and the resulting design ensures that flood and 
drainage risks are demonstrably managed, fully according with Section 14 of the NPPF, regional 
and local planning policy.   
 
TREES, ECOLOGY AND BNG 
Trees 

8.66 Paragraph 136 of the NPPF states that “Trees make an important contribution to the character and 
quality of urban environments, and can also help mitigate and adapt to climate change. Planning 
policies and decisions should ensure that new streets are tree-lined, that opportunities are taken 
to incorporate trees elsewhere in developments (such as parks and community orchards), that 
appropriate measures are in place to secure the long-term maintenance of newly-planted trees, 
and that existing trees are retained wherever possible. Applicants and local planning authorities 
should work with highways officers and tree officers to ensure that the right trees are planted in 
the right places, and solutions are found that are compatible with highways standards and the 
needs of different users.” 
 

8.67 Emerging PfE Policy JP-G 7 sets out that, in making planning decisions, the aim will be to 
significantly increase tree cover, protect and enhance woodland and connect people to the trees 
and woodland around them. This will be achieved by, inter alia, considerably increasing the 
provision of street trees within urban areas, promoting the provision of community orchards, 
requiring replacement of lost trees through development on a 2:1 basis and, protecting trees and 
woodland during the construction phase of development.  
 

8.68 CS Policy G1 states that new development will be expected to, amongst other things, retain existing 
trees where possible and take all appropriate opportunity to plant trees and other suitable 
vegetation on site.  
 

8.69 Policy G6 goes on to state that the incorporation of green infrastructure, including street trees, 
should be focused on when considering new development in urban areas. Loss of existing trees 
should be avoided and new development should replace lost trees at a 2:1 ratio, with the 
protection of the loss of trees reiterated in CS Policy G7.  
 

8.70 The Applicant has appointed Pennine Ecological to carry out a detailed Arboricultural Survey, 
Impact Assessment and Method Statement for this project. It has been determined that the site is 
supported by trees within Category B, C and U only. There are no Category A trees on site. Further 
details below:  

 

TREE SURVEY 

Category A Category B  Category C Category U 

 3x individual trees 3x individual trees 2x individual trees 

 3x groups 6x groups  

 2x woodland groups   
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8.71 In terms of tree removal, it is not unexpected that the 

development does necessitate in some tree removal, 
however this has clearly been minimised as evidenced 
from the table below and the image to the right.  
 

8.72 The majority of tree works are within the  centre of the site 
where self-seeded growth has occurred through periods of 
vacancy.  
 

8.73 All boundary trees to the south, east and west will be 
retained.  
 

TREE REMOVAL 

Category A Category B  Category C Category U 

  1x individual trees 2x individual trees 

 2x trees from 1 group 1x group 
1x partial group 

 

 2x trees from 1 woodland 
groups 

  

 
8.74 5x individual trees (B&C), 1 group (C) and 1 partial group (C) are to be removed in addition to the 

Category U trees which need to be removed as a matter of safety. The vast majority of trees within 
the site are to be retained, protected and enhanced, as evidenced from the tree protection plans 
below, and the proposed landscaping scheme suggests the planting of 53 new trees around the 
site to increase the overall quantum of trees on site and enhance the biodiversity attractiveness of 
the site.  
 

 
TREE PROTECTION PLANS AND NEW TREE PLANTING SCHEME 

 
8.75 Whilst returning this site to active use will unavoidably involve the loss of some trees, this is not 

unexpected, and it has been demonstrated that tree removal has only occurred where absolutely 
necessary, with the majority of trees within the site retained. In terms of new tree planting, the 
planting of almost one hundred new trees on site vastly exceeds the 2:1 ratio set out within policy, 
and thus is considered to accord with both the NPPF and  Core Strategy Policies G1, G6 and G7.  
 

Ecology 

TREE REMOVAL  
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8.76 Paragraph 192 of the NPPF states that in order to protect and enhance biodiversity and 
geodiversity, plans should promote the conservation, restoration and enhancement of priority 
habitats, ecological networks and the protection and recovery of priority species; and identify and 
pursue opportunities for securing measurable net gains for biodiversity.  
 

8.77 Emerging PfE Policy JP-G 9 sets out that a net enhancement of biodiversity will be sought. 
Development will be expected to follow a mitigation hierarchy of avoiding harm to biodiversity, 
mitigating any harm to biodiversity, then, compensating for any remaining harm to biodiversity. 
Development is expected to achieve a net gain in biodiversity.  
 

8.78 CS Policy G7 states that increasing the value of 
biodiversity will protect and enhance the 
borough’s wildlife habitats and species. 
Development proposals are expected to protect 
and include existing biodiversity and features on 
development sites, whilst taking opportunities 
to promote biodiversity and create new habitats 
through new development using landscaping.  

 
8.79 As part of this application, a detailed Preliminary 

Ecological Assessment has been carried out by 
ERAP. The survey found that the proposed 
development will have no adverse direct or 
indirect effect on statutory or non-statutory 
designated sites for nature conservation.  

8.80 The site wooded areas is considered to be of local importance, whilst the scrub grassland is of site 
only importance. Notwithstanding this, the site has potential to form habitats for flora and fauna. 
Accordingly, proper procedures are suggested for the construction phase.  
 

8.81 Montbretia has been identified and will require specialist removal in accordance with the Wildlife 
and Countryside Act 1981.  
 

8.82 The report also makes recommendations for site enhancements such as bat access panels, bat 
boxes and nest boxes are recommended, all of which the applicant is happy to comply with, 
ensuring compliance with the NPPF PfE and Core Strategy.  
 
Biodiversity Net Gain 

8.83 Mandatory biodiversity net gain (BNG) requirements now apply to all non-exempt development 
under Schedule 7A of the Town and County Planning Act 1990 (inserted by way of the 2021 
Environment Act) 
 

8.84 Para 193 of the NPPF states that “When determining planning applications, local planning 
authorities should apply the following principles: d) development whose primary objective is to 
conserve or enhance biodiversity should be supported; while opportunities to improve biodiversity 
in and around developments should be integrated as part of their design, especially where this can 
secure measurable net gains for biodiversity or enhance public access to nature where this is 
appropriate.”  
 

8.85 Ecologists ERAP has also been retained to advise the design team in maximising biodiversity on 
site. Whilst the mitigation hierarchy has been applied, it has proven impossible to deliver a new 
school building with the necessary infrastructure (parking, paths, outside play, etc) and still deliver 
a 10% net gain on site. A minor reduction of 2.58% is experienced on site which is positive 
considering the scale of development. A loss of 1.55 habitat units (medium distinctiveness units) is 
experienced on the site, which will be mitigated through the use of environment banks which will 

EXISTING SITE HABITAT AND VEGETATION MAP 
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ensure that overall a 10% enhancement will be achieved. This will be demonstrated through the 
submission of a Biodiversity Gain Plan post decision.  
 
RESIDENTIAL AMENITY 

8.86 Section 12 of the NPPF requires developments to achieve well-designed places. This includes the 
optimisation of site potential, while also ensuring that safe places are created with a high standard 
of amenity for existing and future users; and where crime and disorder, and the fear of crime, do 
not undermine the quality of life or community cohesion and resilience.  
 

8.87 At a local level, CS policy DM1 sets out general development requirements for all development. 
This includes a requirement for any application to demonstrate that it would not cause adverse 
impacts on neighbouring development, including in terms of any overbearing, overshadowing, 
overlooking, noise, light or traffic impacts. Policy G9 requires that sensitive new developments 
such as housing are not adversely affected by existing sources of pollution, including noise, from 
certain types of industry.   
 

8.88 Residential amenity includes several topics: 

• Privacy and Overbearing 

• Daylight/sunlight 

• Noise  

• Lighting 

• Air Quality  
 
8.89 The nearest neighbours are houses on the northern boundary on Millview Lane. These are visible 

in the aerial view below.  
 

 
NEARBY RESIDENTIAL HOUSING ADJOINING THE NORTHERN BOUNDARY  

 
Privacy and Overbearing 

8.90 Overbearing is a subjective term, but it generally means that developments should not cause an 
obtrusive environment for existing neighbours. 
 

8.91 When viewed from the upper plateau level, the proposed development appears as a single storey 
stricture and sits at a distance of 30m from the flank elevations of the nearest houses. With the 
building measuring 5.4m in height from the upper ground level, this will not cause an issue of 
overbearing or obtrusiveness. As for concerns over privacy, there are not habitable room windows 
in the flank elevations of the houses facing the application site, thus avoiding any concerns with 
regard privacy or overlooking.  
 
Daylight/sunlight 
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8.92 British Research Establishment Site layout 
planning for daylight and sunlight: a guide to 
good practice , 2022 advises when technical 
daylight/sunlight assessments should be 
required, following the 25 degree rule. 
 

8.93 With the new school building sited such a 
significant distance from the nearest housing, 
the proposed development will come 
nowhere near infringing with 
daylight/sunlight levels to neighbouring 
properties, ensuring a good level of amenity 
is maintained.  

 
Noise 

8.94 Noise is a valid concern which was raised by during pre-application and consultation stages. With 
the introduction a school with associated outside play spaces and a MUGA  playing field and two 
MUGAs close to the site boundary,  and play spaces to the north of the site on the existing building 
footprint, noise impacts needs further investigation with mitigation measures included if 
necessary.  
 

8.95 Acoustic Consultants ADT Acoustics have prepared a detailed Acoustic Design Report which 
assesses the design proposals in its local context and advises if the development can comply with 
Building Bulletin 93 (BB93) which requires all school to have a suitable acoustic environment.  
 

8.96 In addition to building and plant performance, Sol Acoustics have considered other acoustic 
impacts, such as noise from the introduction of Multi-Use Games Areas. 
 

8.97 To avoid any potential risk of break out noise from use of the multi-use games area, it has been 
advised that a 2.4m solid timber acoustic screen is installed on the boundary shared with the 
residential properties to the north and north-west are recommended with the use limited to 
daytime and weekdays. This is reflected on the proposed plans, and the applicant would be happy 
to accept a condition which limits 
 

8.98 Whilst plant equipment has not yet been specified, any mechanical plant design will ensure that 
any equipment will comply with BS:4142 to ensure that no noise nuisance will occur as a result of 
this development.  

 
Lighting 

8.99 The addition of lighting to a site is also an area of concern, which requires consideration in the 
context of neighbouring amenity. This has to be a finely balanced exercise to ensure that sufficient 
light is provided to the communal areas within the site, while ensuring that light nuisance is not 
experienced by surrounding residents.  
 

25 DEGREE RULE EXTRACT FROM BRE GUIDANCE 
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8.100 Education buildings would have minimum lighting standards for common areas, such as the paving 
around the building and in the car park areas. This is to ensure that all occupants of the building 
can enjoy a safe and secure environment 
when on site, as it will be dark when staff 
members are leaving during the winter 
periods.  
 

8.101 Some low-level bollard lighting and 
lighting affixed to the building will be 
installed on the site for safety and 
wayfinding purposes. No floodlighting is 
proposed to the MUGA or any other 
area. A lux plan is provided with the 
application to demonstrate that light 
spillage will not be a concern for 
surrounding residents. 
 
 
 
 
 
Air Quality 

8.102 Concern was raised regarding air quality during pre-application discussions. An Air Quality 
Assessment has been carried out by Haze Environmental to assess air quality impacts, both during 
construction and operational phases.  
 

8.103 During the construction phase, the potential for air quality impacts arises from fugitive dust 
emissions associated with earthworks, construction activities and trackout. These impacts were 
assessed in accordance with the Institute of Air Quality Management (IAQM) guidance. With the 
implementation of appropriate good practice dust control measures, the residual significance of 
construction-phase air quality impacts is predicted to be not significant. 
 

8.104 Similarly, a qualitative road traffic emissions assessment was undertaken to consider the impact of 

development-generated road traffic on local air quality. The proposed trip generation did not 

exceed the relevant screening criteria and therefore detailed dispersion modelling of development 
generated road traffic was not undertaken and the impacts are considered not significant. 
 

8.105 Given the Site’s location adjacent to a declared AQMA, it is prudent to incorporate proportionate 

mitigation measures to provide resilience against potential future increases in pollution. Measures 

such as promoting sustainable transport, low-emission heating technologies and integrating green 

infrastructure are therefore recommended to enhance long-term air quality and protect future 

occupants. These mitigation measures have been captured within the proposed design and is 
evidenced in both the proposed drawings and technical reports which accompany the application.  
 

8.106 On the whole, the proposed development will not cause any harmful impact to existing 
neighbouring amenity, complying with Chapter 12 of the NPPF and Core Strategy polices in place 
to protect residential amenity.  
 
SECURITY  

8.107 CS policy P3 requires development to incorporate measures that design out crime and ensure 
developments and spaces are safe to use and access. The application is supported by a Crime 
Impact Statement from GM Police which confirms that the site is suitable to accommodate a new 
school of this nature. Some helpful recommendations have been provided regarding the permitter 
of the school boundary and additional active security measures such as lighting and CCTV, which 

LUX PLAN  
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has since been factored into the school designs. This ensures that a safe and secure development 
is being created, complying with Policy P3.  
 
CONTAMINATION 

8.108 The NPPF ensures that decision makers take into account the impacts of developments in relation 
to the ground conditions and any risks arising from land instability and contamination.  
 

8.109 CS policy G9 (Reducing the Impact of Pollution, Contamination and Land Instability) establish that 
planning decisions should ensure that a site is suitable for a new use taking account of ground 
conditions and any risks arising from land instability and contamination.” 
 
Contamination Assessment 

8.110 A combined Desk Study and Ground Investigation Report accompanies this submission. This report 
confirms that evidence of contamination risk is low and that there is no requirement for 
remediation or ground gas protection. Design recommendations are set out in this report with 
which the design team and contractor will comply.   
 

8.111 Samples of made ground have shown elevated levels of arsenic, lead, total PAHs, specifically 
benzo(a)pyrene, benzo(b)fluoranthene and dibenz(a,h)anthracene along with the widespread 
presence of asbestos. Samples from bodies of perched water within the made ground have 
revealed elevated concentrations of anthracene, fluoranthene, benzo(b)fluoranthene, 
benzo(a)pyrene and indeno (1,2,3-cd)pyrene. Any perched water encountered during excavation 
should therefore be pumped into a secure tank or container and disposed of to appropriate 
treatment facilities. Gas monitoring to date has revealed minimal positive flows but highly elevated 
concentrations of methane and carbon dioxide, meaning gas protection measures are likely to be 
required. 
 

8.112 Given the findings of this report, a detailed Remediation Strategy will be required as part of this 
development.  
 

8.113 GEA has subsequently prepared a detailed Remediation Method Statement which is submitted 
with this application which outlines the detailed procedures which will take place, including the 
importation of topsoil, installation of a clean cover layer and chemical soil sampling. The applicant 
would be happy to provide a verification of this analysis for officer consideration upon completion 
of these works.  
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9.0 SUMMARY AND CONCLUSIONS 
 

9.1 Full planning permission is sought in respect of the following development.  
 

Construction of a part one, two and three storey (split level) new Alternative Provision 
(AP) School with associated parking, play space and landscaping.  

 

9.2 Raise Rochdale Pupil Referral Service (RRPRS) is an established Local Authority education provider, 
delivering Alternative Provision education within the area of Rochdale Borough Council. RRPRS are 
the Applicants for this application for full planning permission.  
 

9.3 RRPRS is already established in the locality, 
operating from a premises at Saxon Hall, 
Samson Street, however the current school 
premises is already oversubscribed to the point 
that temporary locations have been sourced to 
provide education to excess groups of children.  
 

9.4 Rochdale Borough Council has allocated funds 
and provided a suitable site to enable RRPRS to 
establish a new satellite school on an existing 
cleared site on Mayfield on a permanent basis. 
This previously developed parcel of land which 
adjoins both industrial and residential uses is 
considered to be an appropriate location to 
deliver this much needed development 
proposal.  
 

9.5 The new school will have a total capacity for 64 pupils within Key Stage 4 (aged 14-16) requiring an 
alternative to mainstream school. Approximately 30 staff will be employed at the school.  
 

9.6 The Application Site is 1.4ha and is notable for 
its severe topography, with an upper 
(northern) and lower (southern) plateau levels 
which are bisected by mature tree cover. The 
appointed architects Seven Architecture has 
developed a design which will create a new 
school which will form as a bridged link to 
these varied land levels. A new school building 
will  site centrally in the site, with access 
coming from the south (via Mayfield Street). Key classrooms and teaching spaces will be provided 
on the upper plateau with stepped (and step-free access) provided to these levels. The site will be 
transformed with the creation of playing fields, Multi-use games area and playground space, new 
landscaping and ancillary site wide improvements such as parking and drop-off areas within the 
site.  
 

9.7 Positive pre-application discussions with the Local Planning Authority occurred in 2025, which has 
helped the design evolve into the scheme for which planning permission is sought today. Equally, 
a community consultation exercise was carried out in February 2025 which also helped the scheme 
evolve to this planning submission milestone stage. 
 

9.8 Should planning permission be granted RRPRS will be delivered a new, fit-for-purpose permanent 
address which will deliver significant public benefits at micro and macro levels. What is more, the 
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high-quality design of the proposed development will ultimately enhance the character of the area, 
continuing the trend of regenerative contemporary design to this part of Rochdale.  
 

9.9 Notwithstanding the fact that the site has been identified as being suitable for residential, it is 
considered that there an even greater and more significant policy support for an alternative use 
such as education. There are significant material considerations which exist enabling officers to be 
able to strongly support this planning application. Accordingly, this proposal is compliant with 
national and local planning policy and will ultimately improve the quality of education service 
provided in Rochdale.  

 

 
 

9.10 This proposal will address the shortfalls of PRU places in both the borough. After an assessment of 
the development against adopted policy we are firmly of the view that this development complies 
and exceeds with the aspirations of the Development Plan and will substantially enhance the area 
by delivering much needed social infrastructure to the borough. 
 

9.11 A full assessment of the proposals has been made against existing national and local planning 
policies and is considered to be compliant. In accordance with section 38(6) of the Planning and 
Compulsory Purchase Act (2004) and the presumption in favour of sustainable development 
supported in national and local planning policy, this planning application should therefore be 
approved.   
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APPENDIX ONE 
ROCHDALE BOROUGH COUNCIL PRE-APPLICATION ADVICE 
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APPENDIX TWO 
2025 ROCHDLAE BOROUGH COUNCIL - CONSULTATION 
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APPENDIX THREE 
2025 ROCHDLAE BOROUGH COUNCIL – CABINET FUNDING 
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