APPLICATION No: OTH/2026/0781
ADDRESS: Lower Falinge Estate, Rochdale
PROPOSAL: Request for an Environmental Impact Assessment [EIA] screening opinion with respect to the proposed redevelopment of part of the Lower Falinge Estate
CASE OFFICER: Claire Ringwood
DATE: 22nd September 2026


STATEMENT OF REASONS

To be read in conjunction with associated Decision Notice

The Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 2017 (as amended) allows scope for an applicant to request a formal opinion from the Local Planning Authority (LPA) about whether a proposed development requires an Environmental Impact Assessment (EIA). Rochdale Boroughwide Housing Ltd (RBH) have requested a Screening Opinion to enable consideration of the above proposal.   

Under the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (Regulations) as amended, “EIA development” is development which is either Schedule 1 development or Schedule 2 development that is likely to have significant effects on the environment by reason of factors such as its nature, size or location. 

The proposed development is not Schedule 1 development.  The proposed development does however fall within Schedule 2 development.  The proposed development falls within Part 10(b) of Schedule 2 as the proposed development includes more than 150 dwellings.

If a proposed project is listed in the first column in Schedule 2 of the 2017 Regulations and exceeds the relevant thresholds or criteria set out in the second column, the proposal needs to be screened by the Local Planning Authority to determine whether significant effects on the environment are likely and hence whether an EIA is required.  

Projects listed in Schedule 2 which are located in, or partly in, a sensitive area also need to be screened, even if they are below the thresholds or do not meet the criteria. ‘Sensitive areas’ are Sites of Special Scientific Interest and European sites; National Parks, the Broads and Areas of Outstanding Natural Beauty; and World Heritage Sites and scheduled monuments.  The site is not in any of these specified sensitive areas.  

This Screening Opinion has been undertaken in accordance with the selection criteria set out in Schedule 3 to the Regulations and with reference to the applicant’s supporting details received on 26th August 2026. Consideration has been given to NPPG guidance, including the indicative screening thresholds set out therein. 

Where development is Schedule 2 development it must be considered by the LPA against the selection criteria set out in Schedule 3 (not all criteria will be relevant in every case). The development is considered likely to raise potential concerns in terms of the matters indicated below:

1. Characteristics of the development;
2. Location of development; and
3. Types and characteristics of the potential impact.

PROPOSAL

The site comprises two separate parcels of land referred to as the eastern parcel and the western parcel, both of which are located in the Lower Falinge area to the north of Rochdale town centre.

The scheme would comprise the demolition of 7 four-storey apartment buildings on the western parcel, totalling 150 dwellings.  Two apartment buildings, named Pershore and Stavordale which comprise c.52 dwellings, are to be retained.  On the eastern parcel, the demolition of a commercial building on Waterhouse Street/School Street is also proposed.

The submitted Screening Request states the following maximum parameters for the proposed development have been established on the basis that this is likely to represent an appropriate ‘worst case scenario’ as the development proposals will evolve over time following further engagement with the community and other stakeholders including the Council.  The proposed development is therefore described as:

“Hybrid planning permission for: (a) full planning permission for the demolition of existing buildings and (b) outline permission (with all matters reserved apart from access) for the erection of 270 dwellings; together with improved public realm, improvements to the retained open space, hard and soft landscape works, and other associated infrastructure and works.”

DOCUMENTS SUBMITTED 

The following information was submitted on 26th August 2026:

Screening Request Pursuant to the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 by Lichfields UK, dated 26 August 2026

ASSESSMENT

Planning Policy Guidance (PPG) on Environmental Impact Assessments states that only a very small proportion of Schedule 2 development will require an Environmental Impact Assessment.  The PPG states that although it is not possible to formulate criteria or thresholds which will provide a universal test of whether or not an assessment is required, it is possible to offer a broad indication of the type or scale of development which is likely to require an assessment.  The PPG provides a set of indicative thresholds and criteria to help local planning authorities to determine whether a project is likely to have significant environmental effects.  Based on these thresholds and criteria, an Environmental Impact Assessment is unlikely to be required for the redevelopment of land unless the new development is on a significantly greater scale than the previous use, or the types of impact are of a markedly different nature or there is a high level of contamination’ and for newly developed sites the indicative threshold is set at 1000 dwellings.

Characteristics of development

a) The size and design of the whole development 

The overall site area for the proposed development extends to approximately 4.65ha.  The scheme will result in the demolition of the existing c.150 dwellings and the provision of 270 new dwellings.  This will result in 118 net additional dwellings. Considering typical site areas and even allowing for a conservative net to gross developable area, this would suggest a proposed net residential density in the region of 70-100 dwellings per hectare. The submitted Screening Request states that the height of the buildings will not exceed that of buildings previously constructed and since demolished.  

In terms of the development, the proposal includes:

1. On the western parcel the demolition of 7 four-storey apartment buildings, totalling 150 dwellings.  Two apartment buildings, named Pershore and Stavordale which comprise 52 dwellings are to be retained;
2. On the eastern parcel, demolition of a commercial building on Waterhouse Street/School Street is proposed;
3. The development would comprise the provision of c.270 dwellings across the two parcels (c.141 dwellings on the western parcel and 115 dwellings on the eastern parcel providing a mix of 1 and 2 bedroom apartments and 1, 2, 3 and 4 bedroom family housing ranging between 2-4 storeys);
4. Utilising existing highway network and proposed new access points;
5. Creating new active green travel routes through the site;
6. New areas of public open space to be introduced; and
7. Existing green space in the centre of the site and at the south of the site are to be retained.

The western parcel lies within a predominantly residential area and there are existing residential properties between both parcels, including a Lidl supermarket. The site lies just beyond the designated town centre in a highly sustainable location.  As per Places for Everyone, the sites fall across the categories for within 400 and 800 metres of Metrolink stops in large, designated centres, requiring densities of 120 and 70 dwellings per hectare respectively.   The development as described is considered to be of a size and character in general keeping with the surrounding neighbouring residential developments and generally reflective of policy requirements on residential densities.  Consultation is ongoing with the LPA in regard to design and layout and this will evolve overtime to ensure any future application does not have an adverse impact on the surrounding area and is in line with national and local policy. 

(b) Cumulation with other existing development and/or approved development

There are no active applications at the site and the previous phases 1-3 at the site have already been completed.  There is a large development at Station Road for 81 dwellings and 142 apartments (application ref: 22/01119/FUL) however, this is 750m south of the site and was not subject to an EIA.  It is not considered that this development interacts in any meaningful way with the application site either during construction or in operation. Similarly, whilst there a number of major strategic allocation sites at various stages of the planning and development process, none of these are within close proximity to the site and it is not considered that there would be any potentially significant cumulative effects given the distance and limited interaction with the impacts of these projects. 

(c) The use of natural resources, in particular land, soil, water and biodiversity

The proposal seeks to replace the existing buildings with new buildings that will comply with Part L 2026/FHS of the Building Regulations and use the latest technologies to use water and energy efficiently along with complying with the Future Homes Standard.  It is not envisaged that there would be a significant use of natural resources in either construction or operation of the proposed development that are generally considered to be in short supply.  The site has some ecological value although it is not identified as an ecologically sensitive site (as detailed later in this report).  Detailed assessments would be required as part of any planning application and any future planning application would need to provide the statutory 10% biodiversity net gain.

There are a number of trees interspersed in the public amenity space and there is a group TPO (reference: 21/00988/TPO) which relates to a group of trees on the grass verge north of Spotland Road within the western parcel.  Any application for planning permission would need to demonstrate that adequate protection can be given to trees that are to be retained along with additional planting at a ratio of 2:1 following the loss of any trees, mitigation measures and biodiversity enhancements will also be required.

A detailed Drainage Strategy will also be required at application stage with the aim of following the hierarchy of drainage.  

(d) The production of waste

The existing buildings have been deemed inefficient in terms of their energy use and are no longer fit for purpose.  The proposal will generate waste during the demolition, operation and construction periods however, this is not expected to be at a level that will give rise to significant adverse impacts on the environment, any waste generated will be minimised and recycled where appropriate.  A suitable planning condition would ensure that opportunities for waste minimisation, segregation and the transfer to appropriate processing facilities would take place.

Operational waste will be produced by end users however, this would be typical of a residential development of this scale, and it is therefore not considered that waste and waste management is a matter that is required to be assessed through an EIA.

(e) Pollution and nuisances 

Any planning application would be accompanied by a full assessment of the proposals, including but not limited to matters of traffic and transport, ecology, drainage and flood risk, noise, air quality and site conditions.  The supporting reports would be required to demonstrate that any impacts can be mitigated through suitable and relevant strategies that can be required by condition of any planning permission.  A Construction and Environmental Management Plan would be required by condition which will control dust and disturbance to surrounding occupiers and neighbouring environmental receptors during construction. 

Some parts of the site fall within the St Mary’s Gate Air Quality Management Area and therefore an Air Quality Assessment will be required as part of any application for planning permission to ensure that the potential impacts on air quality are satisfactorily addressed. 

The site is within a highly sustainable location that would promote residential densities and forms that minimise pollution outputs and improves and encourages greater active travel and sustainable transport methods.

Any transport impacts arising from the development would be localised through increased trip generation on the local highway network, but the impacts are not considered to be significant in the wider site context.  As such, the impact of the proposal is considered relatively straightforward to understand within typical planning assessment terms and officers are confident that mitigation would be readily available as part of standard best practices and as such, do not consider it likely that there would be any residual significant environmental effects.

(f) The risk of major accidents and/or disasters relevant to the development concerned, including those caused by climate change, in accordance with scientific knowledge; and

(g) The risks to human health (for example, due to water contamination or air pollution)

The nature of the development will not cause a significant risk to human health once completed and occupied.  Best working practices are required to be carried out during demolition and construction to limit any risks to human health during the demolition and construction stages.  

The main risk of accident or disaster caused by climate change that may affect the proposals is through flooding due to increased rainfall and periods of intense rainfall.  The site is located within Flood Zone 1 and the Flood Risk Map for Planning identifies some risk of surface water flooding, this is mainly concentrated around the area of hardstanding east of Sheriff Street, some parts of Lower Falinge Road and some parts of Redcroft Street.  The submitted Screening Request states that as the site is greater than 1ha, a Flood Risk Assessment will accompany a planning application to ensure the proposed development does not increase the flood risk on the site or in the surrounding area.  A Drainage Strategy will also be provided, and any measures will be secured through appropriately worded planning conditions. 

An intrusive site investigation report and remediation strategy would be required to address any potential risks to human health or controlled waters from ground-based contaminants. 

These factors, in addition to the reasons provided in the pollution and noise section of this report are considered to ensure that that there would be no more than a low risk of major accidents, disasters or to human health.

The proposed development is therefore not expected to give rise to significant environmental effects in relation to the characteristics of development as detailed in point 1 above.

Location of development

(a) The existing and approved land use

The western parcel is broadly bound by Falinge Road to the north, Lower Falinge Road to the east, Spotland Road to the south and Sheriff Street to the west.  The eastern parcel is broadly bound by High Street to the south, Oldmill Street to the east, Hope Street and Waterhouse Street to the north and Toad Lane to the west.  The distance between the two parcels at its closest point is approximately 85m.  Located between the eastern and the western parcels are existing residential properties and a Lidl supermarket.  

The proposal is not considered to have an adverse impact on the existing and surrounding land uses.  The western parcel will remain in residential use and the commercial units, with the exception of one which is to be demolished, have been demolished already.  There are residential dwellings between the parcels and surrounding the site.  

(b) The relative abundance, availability, quality and regenerative capacity of natural resources (including soil, land, water and biodiversity) in the area and its underground

The site is not located within a Mineral Safeguarding Area, nor would the development be considered to have any significant effects in this regard. 

(c) The absorption capacity of the natural environment, paying particular attention to the following areas – (viii) Landscapes and sites of historical, cultural or archaeological significance 

It is not considered that the development would likely impact upon categories (i) to (vii) of (c) above and there are no designated heritage assets within the site.  However, there are Designated Heritage Assets close to the site at Hope Street Chapel and Parsons House (grade II*), St Edmund’s Church (grade I), St Mary’s Church (grade I), Toad Lane Vicarage (grade II), Pioneers Museum (grade II), Falinge Park gates (grade II), Falinge Park (grade II and a registered park and garden), St Edmund’s Conservation Area and Toad Lane Conservation Area and the non-designated heritage asset at Waljan Mill (Hanging Mill).  

The site is not located in an Area of Outstanding Natural Beauty, a Local or National Nature Reserve, a Ramsar or a Site of Special Scientific Interest. The Site is also not located within a Special Protection Area, a Special Area of Conservation or a Site of Biological Importance.

The submitted Screening Request states that the planning application would provide a Heritage Statement and a Desk Based Archaeological Assessment which will inform and identify matters of historical and archaeological importance.  Any matters arising from these reports can be addressed and controlled through the planning process and through amendments (if necessary) and suitable planning conditions.

The proposed development is therefore not expected to give rise to significant environmental effects in relation to the location of development as detailed in point 2 above.

Types and characteristics of the potential impacts

(a) The magnitude and spatial extent of the impact; 
(b) The nature of the impact; 
(c) The transboundary nature of the impact; 
(d) The intensity and complexity of the impact; 
(e) The probability of the impact; 
(f) The expected onset, duration, frequency and reversibility of the impact; 
(g) The cumulation of the impact with the impact of other existing and/or approved development; 
(h) The possibility of effectively reducing the impact.

Given the location of the site, no significant transboundary impact is expected; the magnitude, spatial extent, intensity and complexity of the impact would be limited and would be confined to the local area due to the type of development proposed and its location adjacent to existing built development.

The nature of the impact is considered to mainly relate to air quality, arboriculture, ecology and nature conservation, flood risk, ground conditions, noise and vibration, transport and accessibility and socio economics.

The site is located within a well-established urban area and within close proximity to Rochdale town centre.  Although there are numerous designated heritage assets close by, there are none within the site.  A Heritage Statement will be required at application stage to consider the significance of all the heritage assets with the potential to be affected by the proposed development and the impact on their significance.  

The proposal would impact the visual appearance of the area by introducing a new residential development where there is currently vacant land or largely vacant apartment blocks.  One apartment remains occupied and the applicant is working with these residents to find alternative accommodation.  The proposal would replace outdated buildings and areas of vacant or underutilised land with a cohesive residential neighbourhood that would improve the character and appearance of the surrounding area.  

Technical reports would be required at application stage or through condition to ensure there is no contamination within the site and if any is found, remediation methods will be required.  Existing trees will be protected by condition and additional planting and landscaping will the secured along with an expectation that the development will meet the biodiversity net gain requirements including mitigation and enhancements.    

A Noise Impact Assessment has been submitted with the Screening Request which found that with minor mitigation measures in place, no adverse impact was predicted for the development.  This matter would be addressed in full in any future planning application and controlled by way of condition if necessary.  As mentioned previously, the proposal will give rise to noise during the demolition and construction period however, this noise will be temporary in nature and best practice measures will be secured through the submission of a Construction Environmental Management Plan.  This is considered entirely typical of development within an existing urban area.

The Screening Request notes that the development would require construction compounds during the construction period.  These compounds would be surrounded by security fencing and would comprise the storage of construction materials, construction vehicles and plant machinery; temporary portacabin type structures to be used as site offices; and parking for construction staff and visitors.  The Screening Request states the construction compounds will typically be located on areas which will be developed in the future and where this is not possible, the land will be reinstated or laid out for its intended purposes (e.g. open space) at the end of the construction period.  The location of the construction compounds has not yet been determined but they would be located to minimise impacts which would be further controlled during their use to ensure they do not adversely impact on the existing residents.

The site is close to residential areas however, the submitted Screening Request states that it is anticipated that the western parcel will be delivered in three phases and the eastern parcel in two phases.  The phased approach will allow development to progress efficiently while maintaining a cohesive long-term vision for the regeneration of Lower Falinge.  No significant decanting of residents is required as the existing residential blocks are already vacant (with the exception of one noted previously).  Full details of phasing can be provided at application stage and can be controlled by conditions.

Matters such as drainage, highways, air quality, archaeology, heritage, noise, vibrations and light impacts could be appropriately addressed through the planning process or controlled through planning conditions.

The proposed development is therefore not expected to give rise to significant environmental effects in relation to the potential impact of development as detailed in point 3 above.

HABITAT REGULATIONS ASSESSMENT 

A LPA must carry out an assessment under the Habitats Regulations, known as habitats regulations assessment (HRA) to test if a plan or project could significantly harm the designated features of a European site.

A European site is protected by the Conservation of Habitats and Species Regulations 2017 as amended (known as the Habitats Regulations).  

A European site includes Special Areas of Conservation (SACs) and Special Protection Areas (SPAs) and any proposals affecting the following sites would also require an HRA: proposed SACs, potential SPAs, Ramsar sites and areas secured as sites compensating for damage to a European Site.

The site within Lower Falinge does not fall within one of these European sites and a HRA is therefore not required. 

CONCLUSION

The development subject of the screening opinion request has been screened in accordance with Schedule 3 and considered in cumulation with existing and future development.  The screening assessment has been undertaken in line with PPG guidance and based on the set of indicative thresholds and criteria identified.  The assessment concludes that the proposal, whether alone or in cumulation with the existing and proposed development, would be unlikely to give rise to significant effects on the environment that cannot be adequately assessed through the planning application process.  Therefore, Rochdale Metropolitan Borough Council concludes that the proposed development is not EIA development within the meaning of the Town and Country Planning (Environmental Impact Assessment) Regulations 2017.

