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	RECOMMENDATION

	Grant Permission subject to conditions

	


Condition(s) and Reason(s):

1. The development must be begun not later than the expiration of three years beginning with the date of this permission.

Reason: To comply with the requirements of section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. No goods, materials, waste products, containers or vehicle trailers shall be stored on land within the application site without the prior written consent of the Local Planning Authority.

Reason:  In order to protect the setting of Healey Hall in accordance with Policy BE/15 (New Development Affecting the Setting of a Listed Building) of the Rochdale Unitary Development Plan.

3. Within 1 month of the commencement of development, a landscaping scheme shall be submitted for the approval of the Local Planning Authority.  Such a scheme shall include details of the type, species, siting, planting distances and the programme of planting of trees and shrubs.  The scheme of planting, as approved, shall be carried out during the first planting season after the development is substantially completed and the areas which are landscaped shall be retained as landscaped areas thereafter. Any trees or shrubs removed, dying, being severely damaged or becoming seriously diseased within three years of planting shall be replaced by trees or shrubs of similar size and species to those originally requires to be planted.

Reason: In order to achieve a satisfactory level of landscaping, in the interests of enhancing the setting of Healey Hall, in accordance with Policy BE/15 (New Development Affecting the Setting of a Listed Building) of the Rochdale Unitary Development Plan.

4. Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 (as amended), or any other equivalent Order following the revocation and re-enactment thereof, the building hereby approved shall only be used as a alcohol therapeutic facility (Class C2) and for no other purpose falling within Class C2 - Residential Institutions of the above Order, except with the prior written approval of the Local Planning Authority.

Reason: To enable the Local Planning Authority to exercise control over future uses of the site in the interests of residential amenity and to preserve the character of Healey Hall in accordance with Policies BE/2 (Design Criteria for New Development) and BE/13 (Changes of Use to Listed Buildings) of the Council’s Unitary Development Plan.

5. The change of use hereby approved shall not be implemented, until a scheme for making a photographic record of the building has been agreed in writing with the Local Planning Authority.  The agreed scheme must be completed and a copy submitted to the Local Planning Authority prior to the use commencing.

Reason: In order to secure a photographic record of Healey Hall, in accordance with Policy BE/13 (Changes of Use to Listed Buildings) of the Council’s Unitary Development Plan.

6. No cables, wires, aerials, satellite dishes, pipework, meter boxes or flues shall be fixed to the building unless otherwise agreed in writing by the Local Planning Authority.

Reason:  In order to preserve the character of the building, in accordance with Policy BE/14 (Alterations and Extensions to Listed Buildings) of the Rochdale Unitary Development Plans.

7. No development shall commence until details of the design and construction of the vehicle/cycle parking areas as illustrated on the approved layout plan (Drawing number DS22/1) has been submitted for the approval of the Local Planning Authority.  The agreed scheme shall be fully completed prior to the use hereby approved commencing and the vehicle parking spaces shall be retained thereafter.

Reason: In order to ensure satisfactory parking provision and to protect the setting of Healey Hall, in accordance with Policies A/10 (New Development  - Provision of Parking) and BE/14 (Alterations and Extensions to Listed Buildings) of the Rochdale Unitary Development Plan.
Reason for Recommendation:

The application relates to Healey Hall a Grade II Listed Building situated within its own well stocked gardens, above Healey Dell.  The application is for the change of use from a dwellinghouse to a specialist residential alcohol therapeutic facility. Issues raised by the proposal are dealt with in these reasons, and matters raised by objectors to the proposal have been considered and, insofar as they are relevant to proper planning issues, are also covered by these reasons. These various issues, in summary, are:

The impact of the use on the historic interest of the Hall, its curtilage and the                                                                surrounding area. 
Access and parking 
Security arrangements
The impact of the use on the amenities of the adjacent residents. 

The proposed use is considered to be viable and it would not harm the historic interest of the Hall, its curtilage and the surrounding area.   The use would have a satisfactory relationship with the adjacent residents in that their privacy and amenity would not be unduly affected. The proposal demonstrates satisfactory parking can be provided within the site for staff and visitors and safe access arrangements from Shawclough Road.  Finally, it is considered that the use would operate in a safe and secure way.

In summary, the reasons for granting this permission are that Rochdale Metropolitan Borough Council is of the opinion that the development is in accordance the relevant national, regional and local planning policies and guidance and that there are no material planning considerations that indicate that an alternative decision should be reached.  

The development proposed is therefore in compliance with the provisions of the following relevant policies of the Rochdale Unitary Development Plan and its associated Supplementary Planning Guidance or Documents:

Unitary Development Plan: - 

G/D/1 – Defined Urban Area 
G/H/1 – Housing
H/10 - Residential Homes, Group Homes and Sheltered Housing 
G/CF/1 – Community Facilities and Public Services 
CF/2 – General Criteria for the Development of Local Community and Health Facilities 
G/A/1 – Accessibility 
A/2 – Accessibility Hierarchy 
A/3 – New Development – Access for Pedestrians and Disabled People
A/5 – New Development - Access for Bus Services 
A/7– New Development – Access for Service Vehicles 
A/8 – New Development - Capacity of the Highway Network 
A/9 – New Development – Access for General Traffic 
A/10 - New Development - Provision of parking 
G/BE/1 – Design Quality
BE/2 – Design Criteria for New Development
G/EM/1 – Environmental Protection and Pollution Control
EM/3 – Noise and New Development    
G/BE/9 – Conservation of the Built Heritage 
BE/13 – Changes of Use to Listed Buildings
BE/14 – Alterations and Extensions to Listed Buildings 
BE/15 – New Development Affecting the Setting of a Listed Building. 
G/D/2 – Green Belt
D/9 – Re-Use and Adaptation of Buildings Within the Green Belt 


 
National and Regional Guidance:- 

PPS 1 – Delivering Sustainable Development
PPG 2 – Green Belts 
PPG 13 – Transport 
PPG 15 - Planning and the Historic Environment

Regional Spatial Strategy for the North West  - Policy L 1 Health, Sport, Recreation, Cultural and Education Services Provision.
_________________________________________

Report

This application was deferred at the last meeting of the Rochdale Township Planning Sub Committee on 25 August for further information on the management of the facility. This information has not yet been received but will be circulated to Members before the Committee meeting. However, the information is not expected to affect the planning merits of the proposal which are set out below. The report has been updated to include the additional information was reported to Members at the last meeting, specifically the two additional objections, the comments of the Rochdale Drug & Alcohol Action Team, and the amended conditions.

Site:

Healey Hall is a Grade II Listed Building situated within its own well stocked gardens, above Healey Dell. The polite double depth structure, built from ashlar dressed sandstone with a slate roof, originates from 1774. The building is located on the site of an earlier sixteenth century stone hall and prior to this the site of a medieval timber hall.  
The exterior of Healey Hall is primarily late eighteenth century in date and incorporates a number of inscribed stones. The currently owner of the property has over the last 4 years undertaken restoration works which have resulted in the building being restored to its original outstanding status. Prior to this the building stood unoccupied and the structure was left to deteriorate, exacerbated by the theft of historic fabric.

Adjacent to Healey Hall are no’s 1 to 3 Healey Hall Mews.  These dwellings occupy the original outbuildings to Healey Hall.
Proposal:  

The application is for the change of use from dwellinghouse to specialist residential alcohol therapeutic facility.

The Council was informed on 24 August that two of the directors of Healey Hall Ltd have resigned and this may affect the following proposed Treatment Programme. However, the applicant’s agent has confirmed that the company is still committed to the objectives and principles of developing this specialist residential alcohol therapeutic facility at Healey Hall as outlined in the business plan. This will now involve the input of other lead professionals with consultation and involvement with local alcohol action teams and public health networks in Rochdale and Greater Manchester. The applicant intends to submit further information on this prior to the planning committee meeting. It is important to note that the changes in the organisation seeking this planning permission do not affect the planning merits of the proposal.    

Background to the scheme as described in the planning application

The proposal use would provide 30 beds and service users would stay for a period of no less than 3 months and anything up to 18 months.  Therapy is run from Monday to Friday from 09.00am to 4.00 pm and also in the evening and on Saturday mornings. The focus of the treatment would mainly be group related, although one to one therapy will be delivered if included in the agreed care plan. The aim of the treatment programme is to discharge people back into their community alcohol free and with the ability to maintain an abstinent lifestyle.  The site is a Therapeutic Community, where no medical intervention would take place. 

The service users would be fully self sufficient; they would clean the house and prepare their own meals.  Visits to the site would be strictly controlled by appointment only.  Allocated outings would take place on a Saturday afternoon and after satisfactorily completing the relevant modules of the programme the person would be able to apply for weekend leave. Service users would be breathalysed after returning from an outing or leave. 

Prior to admission, service users sign contracts which would ensure than they behave in a way which keeps the site safe.  If service users do not adhere to the contract they are discharged and taken back to their place of residence.

The funding for the scheme would be secured from Social Services (authorities in Lancashire, West Yorkshire and Greater Manchester)

With regard to traffic movements, there would be 7 staff members arriving at 8:30 and departing at 17:00 hours.  In addition there would be occasional visits from external professionals and service users would not be allowed their own vehicles at the site.  Visits from friends and family would be by appointment and are discouraged due to the nature of the unit. 

The unit would be staffed 24 hours per day, seven days per week. Both the registered manager and the lead therapist are former employees of ‘The Priory’ and have a total of over 30 years experience of working with the client group.  All staff would be trained to more than the required standards set out by the Community Social Care Inspectorate (CSCI).

The Treatment Programme

The programme is based upon Choice Theory, which synthesises Cognitive, Behavioural, Interpersonal and Life Skills approaches.  The programme is entirely voluntary and no service user would be able to engage with treatment without prior consent and relevant contracts being signed.  Service users are free to leave the programme at any point if they feel this to be necessary. The centre would operate a family support service away from the site, that runs alongside the treatment model for the service user.  Any service user who had completed a programme which lasted at least six months would be eligible to attend the weekly after care provision.  The focus of the provision is related to ongoing support/education, striving to remain abstinent from alcohol. The service would be entitled to the after care provision for a two year period post discharge as long as they are not using alcohol.  Any working professional can initially make a referral for a potential service user at attend for an assessment and if the assessor is of the opinion that the person is appropriate for the treatment programme, they are asked to the come to the unit to spend a full treatment day with the community.  At this stage a potential admission date can be agreed. 

Within the submission it is stated that the applicant is only aware of two other similar facilities within Greater Manchester and within this region there is a waiting list of around 90 service users. 

Policy Background:

The following planning policies and guidance are of relevance to the proposal:

Unitary Development Plan:-
G/D/1 - Defined Urban Area 

G/H/1 - Housing

H/10   - Residential Homes, Group Homes and Sheltered Housing 

G/CF/1 - Community Facilities and Public Services 

CF/2   - General Criteria for the Development of Local Community and Health  Facilities 

G/A/1 - Accessibility 

A/2 - Accessibility Hierarchy

A/3 - New Development – Access for Pedestrians and Disabled People

A/4 - New Development – Access for Cyclists 

A/5 - New Development - Access for Bus Services 

A/7 - New Development – Access for Service Vehicles 

A/8 - New Development - Capacity of the Highway Network 

A/9 - New Development – Access for General Traffic 

A/10 - New Development - Provision of parking 

A/11 - New Development – Transport Assessments

G/BE/1 - Design Quality
BE/2 - Design Criteria for New Development
G/EM1 - Environmental Protection and Pollution Control
EM/3 - Noise and New Development    
G/BE/9 - Conservation of the Built Heritage 
BE/13 - Changes of Use to Listed Buildings
BE/14 - Alterations and Extensions to Listed Buildings 

BE/15 - New Development Affecting the Setting of a Listed Building. 
G/D/2 - Green Belt

D/9 - Re-Use and Adaptation of Buildings within the Green Belt 


Adopted Supplementary Planning Guidance and Documents:-

Energy and New Development - Supplementary Planning Document

National and Regional Guidance:- 

PPS 1 – Delivering Sustainable Development

PPG 2 – Green belts 

PPG 13 – Transport 

PPG 15 - Planning and the Historic Environment

Regional Spatial Strategy for the North West with the relevant policies being: 
Policy L 1 Health, Sport, Recreation, Cultural and Education Services Provision

Site History:

78/D7843   -
Demolition of a single storey outbuilding (Approved).

86/D19089 -
Conversion of house to restaurant (Approved).

87/D20614 -
Conversion to a residential home for the elderly  

(Approved).

87/D20550 -
Conversion to a residential home for the elderly 

(Approved).

89/D23190 - 
Internal Alterations (Approved).

95/D32685 -
Two storey side extension (Refused).

95/D32686 -
Two storey side extension (Refused).

98/D35767 - 
Change of Use from Nursing Home to form single dwelling (Approved).

01/D41943 - 
Rebuilding chimney stacks and the installation of seven new fireplaces (Approved).

03/D41943 - Rebuild four existing dormers and installation of four new dormers (Approved)  

08/D51120  - Erection of detached curtilage building (Approved).

09/D51969  - Change of use from dwelling to hotel (Withdrawn). 

Publicity Responses: 
Neighbours have been notified of this scheme, a site notice has been posted and the scheme has been advertised in the local press.  In total 17 letters of objection have been received.  The grounds of objection are summarised as follows with officer comments following each point (in italics):

1. Shawclough Road currently takes an ever increasing amount of traffic.  Anything which exacerbates that is undesirable and the access into the Healey Hall is unsafe. 

As discussed later in this report it is not considered that the expected vehicular comings and goings from the use would exacerbate any congestion which may occur along Shawclough Road.  Furthermore it is considered that the access from Shawclough Road would operate safely.  

2. The adjacent Healey Dell is recreational area which could be adversely affected by the proposal.

Healey Hall adjoins Healey Dell Nature Reserve and the Planning Officer considers that the proposed use would not be detrimental to its amenity or conservation/recreational value.

3. The proposal would intrinsically alter the neighbourhood with the chance of raising levels of crime and vandalism. 

Considering that the service users would not be able to leave the proposed unit without first obtaining permission, the Planning Officer is satisfied the proposed unit would be secure.  Furthermore the use would not alter the character of the area.

4. The proposal does not include details of any other possible alternative uses.

The submitted application contains details of enquiries which have been made regarding alterative uses.  Other enquired uses include offices, hotel, residential institutional uses and subdivision into luxury flats.  It is also confirmed that Healey Hall has been on the market for nearly two years but no residential purchaser has come forward.  

5. The proposed change of use would require non reversible changes to the listed building.

The submitted application details that bathroom facilities would be provided within the cellar whilst internal fire protection measures would be installed.  The Planning Officer can confirm that Listed Building Consent would not be granted if it was considered proposed internal alterations would unduly affect the Halls character and historic interest.  

6. There is a lack of justification for the reuse and to permit the proposed use would be an act of vandalism.

As stated elsewhere within this report it is considered that the proposed use is justified and it would not harm the character and historic interest of the building.

7. The building is an asset to the community.

The Planning Officer considers the Hall contributes significantly to the character and visual amenities of the area.

8. There must be many similar buildings of less importance within the Borough which are equally suited for the proposed purpose. 

The purpose of this report is to consider, in planning terms, whether the proposed use is suitable.

9. There would be serious detrimental impacts on nearby residents. 

As stated elsewhere in this report, the Planning Officer considers that the comings and goings associated with the use and the expected activities which may occur within it would not unduly affect the amenities or privacy of the nearby residents. 

10. The business plan advises that visitors would be by appointment only and that this facility would be retracted if deemed necessary.  This indicates that it is envisaged that some residents would not comply and we are concerned abut any subsequent problems should visitors waiting near the premises and wandering nearby, either because they are too early for appointments of they chance that access restrictions would be lifted.

The Planning Officer does not consider that visitors to the proposed use would cause a nuisance within the area. Furthermore visits are arranged by appointment only.

11.  There is a concern that if the on site car parking spaces were all occupied the only alternative parking would be along Lowerfold Way.

As stated elsewhere within this report it is considered that the proposed on site parking facilities would adequately meet the expected parking demand.

12. The proposed alteration to the entrance does not lessen appreciably the increased risk of accidents commensurate with the expected traffic compared to the Hall’s current use.

The Head of Highways and Engineering considers that the proposed access arrangements are satisfactory.

13. The proposal significantly underestimates the volume of traffic in and around the Hall.  No mention is made of delivery vehicles, moving and parking.

As stated elsewhere within this report it is considered that the proposed parking, access and servicing arrangements are acceptable.

14. Visibility when exiting the site onto Shawclough Road is poor.

As stated elsewhere within this report it is considered that the access from the site onto Shawclough Road would operate safely. 

15.  Anti social activities occur within Healy Dell.

This matter is not related to the proposed use. 

16. Why not use Healey Hall as a visitors centre?

Although Healey Hall could be and has been used in the past for other non residential uses, the purpose of this report is to consider whether in planning terms, the Hall should be used as alcohol therapeutic facility.

17. The proposal cannot be accommodated without affecting the integrity of the listed building. The well proportioned larger rooms would be lost.

18. The building should be used as a community/visitor centre 

The proposal must be determined on its merits and planning permission cannot be refused because an alternative use would be preferred.

19. The proposal will adversely affect the setting of a Grade II Listed building

Alterations to the interior of the building may be subject to a separate application for listed building consent.

20. The proposal contravenes LT/3 parts b,c,d and Policy A/8 of the UDP due to an increase in traffic

Policy LT/3 is not relevant as the proposal is not for a new or extended tourist attraction or facility.

21. The road is treacherous as it stands; speeding is not deterred or controlled; a crash into the wall happens several times per year.  

The Highways Officer has raised no objections to the proposal.

Comments have also been received from the Rochdale Drug & Alcohol Action Team, as follows: 

On Behalf of the Rochdale Drug and Alcohol Joint Commissioning Group we would like Committee to be aware of the following concerns:-

· The Organisation proposing to provide this service has not consulted with us as Commissioners as to the need in this area. (In fact I have been unable to identify who they are).  They have also not seen the need to consult with our treatment providers as to the client demand 

· The report is not factually accurate.  There is no waiting list in this borough for Rehab treatment 

· Funding for residential rehabilitation is indeed funded by Adult Social Care – however each clients needs are assessed and funding secured to ensure most appropriate service for that client. 

· Supporting People have concerns over importing vulnerable adults into the borough. Previous experience has taught us that there tends to be a significant inflow of people initially placed by other authorities, then settling in Rochdale and then relapsing again. 

Consultation Responses:

Head of Highways and Engineering – has considered the proposal and comments that in this instance a Transport Assessment is not necessary as the site would provide an adequate number of car parking spaces and vehicle movements are only expected to be around 14 per day.  It is further commented that the proposed access to the site from Shawclough Road would operate safely. 

The Council’s Conservation and Design Officer – supports the principle of the use and considers it would not harm the building’s special interest.  

Chief Environmental Health Officer - no objections raised

Views of the Officer:

The acceptability of the proposed building with regard to Policy BE/13 (Changes of Use to Listed Buildings) of the Rochdale UDP and the advise as contained in PPG15 – Planning and the Historic Environment -  

Healey Hall is a Grade II listed building and therefore it is important that special regard is given to the desirability of preserving its special interest.  PPG 15 advises that: 

Generally the best way of securing the upkeep of historic buildings and areas is to keep them in active use. For the great majority this must mean economically viable uses if they are to survive, and new, and even continuing, uses will often necessitate some degree of adaptation. The range and acceptability of possible uses must therefore usually be a major consideration when the future of listed buildings or buildings in conservation areas is in question. Judging the best use is one of the most important and sensitive assessments that local planning authorities and other bodies involved in conservation have to make. It requires balancing the economic viability of possible uses against the effect of any changes they entail in the special architectural and historic interest of the building or area in question. In principle the aim should be to identify the optimum viable use that is compatible with the fabric, interior, and setting of the historic building. This may not necessarily be the most profitable use if that would entail more destructive alterations than other viable uses. 

It is desirable for listed buildings to remain in their original use and in this particular case for a period of around ten years the Hall was used as a nursing home. Following the closure of the nursing home the building was vandalised and the majority of the internal features had been lost, damaged or destroyed.  The applicant bought the building in 2000 and for the next 4 years it was restored and it returned to being used as a dwellinghouse. The Hall has now been on the market for nearly two years and within this time no residential purchaser has come forward.  The applicant is now in a situation where he has to consider alternative uses for the hall as the funds raised by selling it would finance the continued restoration of Clegg Hall (Grade II* listed) in Littleborough.  It is stated in the submission that minimal internal alterations would be undertaken to the Hall and with the support of the Council’s Conservation Officer, the Planning Officer is satisfied that the proposed use would not harm the special architectural and historic interest of the Hall.

The Council’s Conservation Officer has discussed alterative uses with the applicant and it is clear that certain uses such as converting the hall into flats would not be suitable as it would be necessary to carry out harmful alterations.  The Planning Officer is satisfied that the proposed use is viable and the impact of the use would be minimal.  It is therefore concluded that the proposal adheres to the advice as contained in PPG15 and policy BE/13 (Changes of Use to Listed Buildings) of the Rochdale UDP.
Alterations and extensions to listed buildings - 

Policies BE/14 (Alterations and Extensions to Listed Buildings) and BE/15 (New Development Affecting the Setting of a Listed Building) of the Rochdale UDP require that development proposals must not harm the architectural value or historic value of the host building, its curtilage and the surrounding area. As stated elsewhere in this report the proposal involves minor internal alterations and it is worth noting that if internal alterations were considered to be harmful to the Hall then Listed Building Consent would not be granted.  The proposal does include a car parking plan and it illustrates that cars would park along the driveway and adjacent to the gable elevation of the Hall.  In order to reduce the visual impact of the car parking spaces they would not be formally marked out and the Planning Officer is satisfied that they would not harm the setting of the Hall.  The Planning Officer is satisfied that the proposed use would not harm the setting or historic interest of the building, in accordance with Policies BE/14 and BE/15 of the Rochdale UDP.

The acceptability of the proposed development having regard to UDP Policy CF/2 – General Criteria for the Development of Local Community and Health Facilities - 

The application is subject to Policy CF/2 – General Criteria for the Development of Local Community and Health Facilities and this policy requires that: - 

a) The facility is accessible to the community it is intended to serve and, where practicable, within District and Local Centres.

b) The proposal will have no unacceptable impact on the amenity of surrounding land uses, particularly residential, by reason of visual appearance, scale, noise or other nuisance.

c) The surrounding road network is capable of accommodating any additional vehicular traffic likely to be generated by the proposal without damage to the local environment or road safety.

In terms of the wider issues to be assessed against criteria a), it is noted the site does not fall within the boundaries of a defined District or Local Centre.  However, it is clear this is not the determining issue for the location of the facility in this case.  It is not essential that the facility be provided within a District or Local Centre and non compliance with this element of the policy does not constitute a sustainable ground for refusal of the planning application.  

For staff, the application site lies adjacent to Shawclough Road and there is a bus service at this location. The site lies in a location which could be accessed by means other than the private car and the proposal satisfies criteria (a) of Policy CF/2.
Criterion b) of Policy CF/2 requires that: 

‘The proposal will have no unacceptable impact on the amenity of surrounding land uses, particularly residential, by reason of visual appearance, scale, noise or other nuisance.’

Located adjacent to the Hall are Healey Hall Mews which are 3 residential properties. These 3 dwellings are known as no’s 1 – 3 Healey Hall Mews and they are separated from the parking area for the Hall by a stone wall and planting.  All the properties have an outlook from the first floor windows over the private space of the Hall. Careful consideration is given to whether the comings and goings associated with the proposed use and the activities which would occur within it would have an unacceptable impact on the amenity of the surrounding land uses.  The proposed use would provide 30 bedspaces and on average the service user would stay between 6 and 9 months.  During normal working hours 6-7 members of staff would be on site and the facility would be manned all the time. Each day there would be a daily programme of structured activities which start at 08:00 hours and finish at 18:30 hours.  The daily programme includes group therapy work, life skills and one to one therapy.  

With regard to noise, the Planning Officer does not expect that there would be serious noise nuisance bearing in mind the design and layout of the facility and the level of supervision proposed. 

Having given consideration to how the proposed use would operate, the proposal raises no issues of concern in terms of the potential for noise or other disturbance to the amenities of adjoining residents at Healey Hall Mews.  

For the above reasons, the proposal is considered to satisfy criteria (b) of UDP Policy CF/2.

Criterion c) of Policy CF/2 requires that:

‘The surrounding road network is capable of accommodating any additional vehicular traffic likely to be generated by the proposal without damage to the local environment or road safety.’

Vehicular access to the building would be gained from the existing access which extends from Shawclough Road. The submitted car parking plan illustrates that 10 car parking spaces would be provided.  Service Users would not be able to bring their own vehicle to the site and vehicles coming and going from the site would be limited to staff, visiting professional and occasional visits from family and friends, which would be by appointment only.  It is expected that the vehicular comings and goings from the site would be low and similar to the comings and goings that were generated when the Hall was used as a nursing home.  The Head of Highways and Engineering considers that the access into the site would operate safely and has raised no objections to the proposal.  The Planning Officer is satisfied that the parking and access arrangements are acceptable. 
There are a number of relevant accessibility policies within the Council’s adopted UDP which are assessed below: - 

· Policy G/A/1 Accessibility - aims to facilitate accessibility for all by integrating land use development and transport, reducing the need to travel and promoting choice in the availability of transport including walking, cycling and public transport.  The proposed building lies within walking distance of a local bus services which operates to and from Rochdale.  

· It is considered that the proposal reflects the broad hierarchy of accessibility in that the building provides good access for cars, taxis, motorcycles and pedestrians. Furthermore the building would lie within walking distance of a local bus service. It is considered the proposal adheres to the advice as stated in Policy A/2 - Accessibility Hierarchy.  

· The Planning Officer considers that the proposal would facilitate safe and convenient access for pedestrians in compliance with Policy A/3 - New Development – Access for Pedestrians and Disabled People. 
· The site lies within walking distance of Shawclough Road which is frequently served by a local bus service.  The Planning Officer is satisfied that access to public transport is adequate in compliance with the advice as stated in Policy A/5 – New Development - Access for Bus Services.
· I would expect that the proposed use would generate few service deliveries and any deliveries would be served from one of the main entrance doors. The Planning Officer considers the proposal demonstrates suitable service arrangements, in compliance with Policy A/7– New Development – Access for Service Vehicles 

· The proposal complies with the advice as stated in Policy A/8 – New Development - Capacity of the Highway Network in that any additional traffic generated by the proposal would not be detrimental to the safe and efficient operation of the Highway Network. 

· As mentioned elsewhere in this report it is considered that the proposal facilitates safe and convenient access for general traffic and other vehicles.  The Planning Officer is satisfied that the proposal compiles with Policy A/9 – New Development – Access for General Traffic 

· UDP Policy A/10 – New Development – Provision of Parking identifies minimum standards for car parking provision and minimum standards for disabled parking, cycle and motorcycle parking.  The schedule of parking standards at Appendix C to the adopted UDP does not specify the maximum standard for car parking provision for the proposed use which is a residential institution (Use Class C2).  The Head of Highways and Engineering considers the proposed level of parking to be sufficient to cater for the proposal.  It is therefore concluded that the proposal provides satisfactory and convenient car parking arrangements. 

· The Head of Highways and Engineering has concluded that in this particular case it was not necessary for a Transport Statement to be submitted. 

· National Planning Policy Guidance 13 (PPG13) –Transport states that new health facilities should be planned to maximise accessibility by non-car modes of transport, whilst at the same time providing good access arrangements for emergency vehicles and those who need to use cars.  As stated elsewhere in this report the proposal provides good access arrangements and is within walking distance of a local bus service. PPG13 does not present any parking standards for this particular type of use and in summary the Planning Officer is satisfied the proposal complies with the advice as set in PPG13. 

In summary, the Planning Officer is satisfied that the proposal complies with all the criteria as outlined in UDP Policy CF/2 – General Criteria for the Development of Local Community and Health Facilities. In addition, the proposals comply with the provisions of UDP policies G/A/1, A/2, A/3, A/5, A/7, A/8, A/9, A/10 and PPG13 in terms of access, highway safety, parking and servicing.  

Rochdale UDP Policy H/10 - Residential Homes, Group Homes and Sheltered Housing - 

Proposals for the provision of residential homes, group homes or sheltered housing schemes where the intended residents are elderly, disabled or otherwise in need of care, will be required to satisfy the following criteria: - 

(a) That the proposal should not have any adverse impact on the character of the surrounding area or the amenity of residents in adjoining properties by reason of noise, visual intrusion or loss of privacy. For the reasons set out elsewhere in this report the Planning Officer does not consider that the development would have such effects.

(b) That the proposal should provide adequate areas of private garden/amenity space for residents’ use. Surrounding the Hall are extensive areas of open space and located adjacent to the west facing gable elevation is a lawn.  The facility would provide adequate amenity space.   

(c) That the proposal should make safe and convenient arrangements for access, parking and servicing, including access for people with impaired mobility. The proposed parking facilities are located adjacent to the building and the main access to the Hall extends from Shawclough Road.  The Planning Officer considers that the proposed use provides safe and convenient arrangements for access, parking and servicing and these matters are discussed elsewhere in the report.   

In view of the above, the Planning Officer considers that, the proposal complies with the requirements of Policy H/10.

The acceptability of the proposed building with regard to UDP Policy D/9 –Re – Use and Adaptation of Buildings in Rural Areas - 

The Hall lies within the adopted Green Belt and the re-use and adaptation of buildings outside the defined urban area will be permitted provided that all of the following criteria are met:

(a) Where the site is within the Green Belt, the re-use or adaptation does not have a materially greater impact than the previous use on the openness of the Green Belt and the purpose of including land within it.

The proposed use of the building does not involve any external alterations being made to the Hall. Included within the proposal is a landscaping scheme which illustrates that a formal lawn would be created in front of the Hall.  The Planning Officer welcomes the landscaping scheme as it would enhance the visual appearance and the setting of the Hall.  The Planning Officer has recommended a condition which requires that a detailed landscaping scheme being submitted for approval of the Local Planning Authority.  The Planning Officer is satisfied that the proposed use would not have a materially greater impact than the existing use on the openness of the Green Belt.  

(b) The application building is of a permanent and substantial construction and is capable of conversion to a new use without major or complete reconstruction.  

The Hall is of a permanent and substantial construction and is capable of conversion without major reconstruction.
(c) The building is large enough for the proposed use without the need for extensions of a size and design that would alter the basic character and appearance of the building or its contribution to the landscape

The Hall is substantial in size and the submitted scheme does not propose any extensions.  The Planning Officer does not anticipate that it order to accommodate the proposed use it would be necessary to extend the Hall and if a proposed extension was considered to harm its historic value then planning permission/listed building consent would not be granted.  
(d) The building can be capable of being provided with satisfactory means of access, services and ancillary facilities, such as hardstandings, gardens, fences, walls etc, without a significant impact on the landscape character, the setting of the building or, where it falls within the Green Belt, the openness and visual amenity of the Green Belt and the purposes of including land within it.

As stated elsewhere within this report it is considered that the Hall would be provided with satisfactory means of access, services and ancillary facilities which would not unduly impact the setting of the building or the openness and visual amenity of the Green Belt.
(e) The proposed use is compatible with adjacent land uses and other policies/proposals of the Plan.

The Hall lies adjacent to the Healey Hall Mews and Healey Dell Nature Reserve.  The Planning Officer considers that the proposed use is compatible with the adjacent land uses in that it would unduly harm the amenities of the residents of Healey Hall or the conservation value of Healey Dell. 

In view of the above, the Planning Officer considers that, the proposal complies with the requirements of Policy H/10

Policy BE/2 (Design Criteria for New Development) of the Rochdale UDP - 

Policy BE/2 of the Council’s Unitary Development Plan states that development proposals will be required to demonstrate good design by:

a) Ensuring that they are compatible with or improve their surroundings by virtue of their scale, density, height, massing, layout, materials, architectural style and detail and means of enclosure. 

As stated elsewhere within this report the Planning Officer is satisfied that the proposed use would be compatible with its surroundings.  


b)  Creating visual interest in areas or buildings lacking character. 

As stated elsewhere within this report the current owner of the property has over the last 4 years undertaken restoration works which have resulted in the building being restored to its original outstanding status.  The site is already perceived to have a positive character and the Planning Officer is satisfied that the proposed use would not undermine this character.

c)   Taking opportunities to retain, enhance or create views, landmarks and other  townscape features which make a material contribution to the character of the area and reveal such features to public view. 

The proposed use would not harm the views towards or out of the site.

d)   Retaining and enhancing the architectural or historic qualities and features of  buildings or character. 

As discussed elsewhere within this report the proposed use would not harm the historic values of the Hall

e)   Appropriate treatment of open spaces between and around buildings, including the provision of landscaping as an integral part of the development layout. 

The landscaping of the site is discussed elsewhere in the report but to summarise it is considered the proposed landscaping plan is acceptable.

f)    Retaining key natural features, including trees, as part of the landscaping of the site. 

It is not proposed to remove any of the trees which lie adjacent to the Hall.

g)   Providing safe and convenient access and circulation. 

For the reasons set out elsewhere in this report it is considered that the proposal provides safe and convenient access and circulation. 

h)   Minimising opportunities for crime against people or property.

The Service Users would stay for a period of no less than 3 months and anything up to 18 months.  Activities within the community would be highly structured. The service users would be fully self sufficient; they would clean the house and prepare their own meals.  Visits to the site would be strictly controlled by appointment only.  Allocated outings would take place on a Saturday afternoon and after satisfactorily completing the relevant modules of the programme the person would be able to apply for weekend leave. Service users would be breathalysed after returning from an outing or leave. 

Prior to admission, service users sign contracts which would ensure than they behave in a way which keeps the site safe.  If service users do not adhere to the contract they are discharged and taken back to their place of residence.

Considering the above and that the facility would be staffed at all times, the Planning Officer is satisfied the proposed facility will be secure and minimise opportunities for crime.

i)    Making adequate provision for natural light within and between buildings. 

Although this criterion is not relevant as no built development is proposed, the Planning Officer considers that the Hall does not restrict the provision of natural light towards Healey Hall Mews. 

j)    Minimising the potential environmental impact of and on the development, including noise, air and water pollution. 

With regard to noise the Planning Officer does not expect that there would be significant potential for noise nuisance bearing in mind the level of supervision proposed.  The Planning Officer considers that the use would not have an adverse impact on the environment

Planning Policy Statement 1 (PPS1) – Delivering Sustainable Development -  

Planning Policy Statement 1 (PPS1) sets out the Government's overarching planning policies on the delivery of sustainable development through the planning system. PPS 1 encourages Planning Authorities to ensure that suitable locations are available for industrial, commercial, retail, public sector (e.g. health and education) tourism and leisure developments, so that the economy can prosper.   The Planning Officer is satisfied that the proposed location of this use is suitable. 

The Regional Spatial Strategy (RSS) for the North West -

The Regional Spatial Strategy (RSS) for North West provides a framework for

development and investment in the region over the next fifteen to twenty years. It establishes a broad vision for the region and its sub-regions, priorities for growth and regeneration, and policies to achieve sustainable development across a wide range of topics. 

Policy L1 (Health, Sport, Recreation, Cultural and Education Services Provision) contained with the RSS states contained in the RSS states that:- 
Plans, strategies, proposals and schemes (including those of education, training and health service providers) should ensure that there is provision for all members of the community (including older people, disabled people and the black and minority ethnic population) for:

· the full spectrum of education, training and skills provision, ranging from childcare and pre-school facilities, through schools, to further and higher education and to continuing education facilities and work-related training;

· health facilities ranging from hospitals down to locally based community health facilities;and

· sport, recreation and cultural facilities.

The proposed development accords with this policy in that it will provide an important health facility which lies in an accessible area, close to public transport.

Other matters - 

· The Council’s adopted Energy and New Development (Supplementary Planning Document) requires that all new residential development of 5 or more dwellings are required to meet at least Level 3 of the Code for Sustainable Homes.  In this particular case the Hall would not be divided into separate dwelling units, instead the Service Users would live together communally.  In this particular case it is not considered that the requirements of the Energy and New Development SPD applies.  
· Located to the west of the Hall is Healy Dell which is a designated as being a recreational management area and a nature reserve.  The Planning Officer is satisfied that the proposed use and the comings and goings associated with it would not harm the conservation or recreational values of Healey Dell.
Summary -

In summary, having considered the application, the consultation replies and the letters of representation received, Officers are satisfied that the proposal complies with all the relevant national, regional and local planning policies and guidance.  The proposed parking arrangements have carefully been considered and the provision of 10 spaces would adequately meet parking demand on the site.  With regard to the proposed access arrangements, they are considered to be satisfactory.

Lying adjacent to the building are the residential dwellings located at no’s 1 to 3 Healey Hall Mews.  Having carefully considered the relationship between the proposed building and these adjacent dwellings, the Planning Officer is satisfied that satisfactory levels of privacy and amenity would be retained for these residents. Furthermore the proposed use is considered to be viable and it would not harm the character or setting of the Hall.  

The Planning Officer recommends planning permission is granted as the development is in accordance the relevant national, regional and local planning policies and guidance and that there are no material planning considerations that indicate that an alternative decision should be reached.  

Delegation Scheme:

Committee may determine the application either way on reasonable planning grounds.
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	RECOMMENDATION

	Grant Permission subject to conditions

	


Condition(s) and Reason(s):

1. Application for approval of reserved matters must be made not later than the expiration of ten years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates:  (a) The expiration of five years from the date of this permission or (b) the expiration of two years from the final approval of the reserved matters, or in the case of approval on different dates, the final approval of the last such matter to be approved.
           
Reason: The imposition of the condition is required pursuant to Section 92 of the Town and Country Planning Act 1990 and a period of 10 years is considered to be a reasonable time limit in view of the scale  and timescale required for the implementation of the development.    

2. Approval of the Local Planning Authority shall be required with respect of the following matters before the development of any specific plot or phase is commenced:-the layout, scale and appearance of the building(s), the means of access thereto and the landscaping of the site.

Reason: The application is granted in outline only under the provision of Article 3 of the Town and Country Planning Order (General Permitted Development Procedure) Order 1995 and details of the matters referred to in the condition have not been submitted for consideration.

3. This permission relates to the following plans and documents :- 

Masterplan Site Location Plan dwng No.2009-045/003.
Masterplan Parameters Plan dwng No.2009-045/004.
Environmental Statement approved as part of the outline planning permission  D35130.
Ecological Management Plan Addendum dated July 2009.
Design and Access Statement dated July 2009.
Transport Statement dated June 2009.
 Flood risk assessment dated June 2009.
 
and the development shall not be carried out other than in substantial accordance with these drawings and documents hereby approved unless otherwise agreed in writing with the Local Planning Authority.

Reason: For the avoidance of doubt and to ensure that the development is carried out in accordance in accordance with the approved plans in order to satisfy policy EC/7-Kingsway Business Park and all of the other relevant policies contained within the Council’s adopted Unitary Development Plan.

4. Unless otherwise approved in writing by the Local Planning Authority, not more than 1500 sq. metres gross floorspace shall be used for A1 and A2 uses within the Schedule to the Town and Country Planning (Use Classes) Order 2005 (as amended).  Not more than 40% of this retail floorspace shall be used for A1 non-food retailing and no individual food store shall exceed 1200 sq. metres gross floorspace unless otherwise approved in writing by the Local Planning Authority.

Reason : In order to ensure that the retail facilities are limited in size   so as to cater for the needs of those employed at the Business Park and that the retail facilities are not of a scale likely to have an adverse impact on the vitality and viability of Milnrow District Centre and local shopping parades, in accordance with policy EC/7-Kingsway Business Park of the Council's adopted Unitary Development Plan and Planning Policy Statement 6.

5. Unless otherwise approved in writing by the Local Planning Authority, not more than 1500 sq. metres gross floorspace within the site shall be used for A3 - A5 (Food and Drink) uses within the Schedule to the Town and Country Planning (Use Classes) Order 2005, (as amended).  No individual food and drink outlet shall exceed 500 sq. metres gross floorspace unless otherwise approved in writing by the Local Planning Authority.

Reason:  In order to ensure that the food and drink facilities are limited in size and type so as to directly cater for the needs of the business park employees and that the scale of such outlets does not have an adverse impact on current provision within existing town and district centres, or substitute for outlets that should be located within existing centres, in accordance with policy EC/7-Kingsway Business Park of the Council's adopted Unitary Development Plan and Planning Policy Statement 6.

6. No building shall be brought into use until such time as the adoptable highways serving that building within the phase in which the building is situated, and within any previous phase on which work has commenced, have been constructed up to and including base course level unless otherwise agreed with the Local Planning Authority. In this condition, the construction of the base course shall be deemed to have occurred when a Part 1 Certificate under an Agreement pursuant to section 38 of the Highways Act 1980 has been issued in respect of the highway in question.

Reason: To ensure that highways and perimeter landscaping are  carried out at appropriate times in the interests of highway safety and visual amenity in accordance with policies A/9-Access for general traffic, EC/7-Kingsway Business Park. 

7. The development on this site shall be carried out in substantial accordance with the layout shown on drawing No.2009-045/004 Masterplan Parameters Plan. 

Reason: The layout of the proposed Business Park is the subject of an Environmental Impact Assessment approved under the previous outline planning permission granted for this development, (reference D35130) and any material alteration to the layout may have an impact which has not been assessed by that process and require a further Environmental Impact Assessment. The condition is therefore necessary to satisfy policy EC/7-Kingsway Business Park, of the Council’s adopted Unitary Development Plan.

8. Unless otherwise granted by separate application, no building within any plot shall exceed the height specified for any building(s) within that plot as set out in the Schedule of Development' contained within the Design & Access Statement, submitted with and forming part of the application and in relation to the ground levels specified on drawing No.2009-045/004 Masterplan Parameters Plan.

Reason:In the interests of the visual amenity of the area in accordance with policies EC/7-Kingsway Business Park and BE/2-Design criteria for new development, of the Council's adopted Unitary Development Plan, and to allow the Council to properly consider any alterations to this approved scale of development.

9. Notwithstanding the provisions of condition 8 above, no building erected within 80 metres of the northern and western boundaries of plot L shall exceed an eaves height of 7.0 metres above the finished floor level of 148.5 metres shown on drawing no.2009-045/004-Masterplan Parameters Plan.

Reason:In the interests of the amenity of the residents of adjacent dwellinghouses in accordance with policies EC/7-Kingsway Business Park and BE/2-Design criteria for new development, of the Council's adopted Unitary Development Plan.

10. Notwithstanding the provisions of condition 8, no building(s) erected within Plot J, within 160 metres of Lower Lane, shall exceed an eaves height of 9.0 metres above the finished floor level of 154.6 metres shown on drawing no.2009-045/004-Masterplan Parameters Plan.

 Reason:In the interests of the amenity of the residents of adjacent dwellinghouses in accordance with policies EC/7-Kingsway Business Park and BE/2-Design criteria for new development, of the Council's adopted Unitary Development Plan.

11. Unless otherwise approved in writing by the Local Planning Authority, no development within the business park shall be occupied until the junction of Rochdale Road/Bridge Street/Elizabethan Way, has been improved by the installation of an upgraded traffic signal system to introduce bus priority and increase the capacity of the junction, in accordance with details that shall have first been submitted to and approved in writing by the Local Planning Authority.

Reason: In the interests of highway safety and to reduce traffic congestion on the local road network over the extended life of the permission in accordance with policy A/8-New development-capacity of the highway network, of the Council’s adopted Unitary Development Plan.  

12. The development shall be carried out in accordance with the mitigation measures set out in the Environmental Statement approved as part of the outline planning permission D35130 and the Ecology Management Plan Addendum - July 2009, (accompanying the current application),   unless provided for in any other condition attached to this permission.

Reason: To ensure that the development is carried out in accordance with the principles of mitigation set out in the Environmental Statement accompanying outline application D35130 and the Ecology Management Plan Addendum - July 2009, (accompanying the current application), in order to minimise the environmental effects of the development, in accordance with policies NE/4 – Protected Species and EC/7-Kingsway Business Park of the Council's adopted Unitary Development Plan.

13. The development shall be carried out in accordance with the principles and proposals specified in paras 3.1 - 9.6 of the Design and Access Statement submitted as part of the application unless provided for in any other condition attached to this permission.
            
Reason:To ensure that a satisfactory form and quality of development is achieved for this strategically important site in accordance with policy EC/7-Kingsway Business Park of the Council's adopted Unitary Development Plan.

14. No landscaping or other planting shall take place until details of the ground levels of the structural and perimeter landscaping areas and of the type, species, siting, planting distances and the programme of planting of trees and shrubs within that relevant landscaping or planting area have first been submitted to and approved in writing by the Local Planning Authority.  Any trees or shrubs removed, dying, being severely damaged or becoming seriously diseased within five years of the date of its planting shall be replaced by trees or shrubs of similar size and species to those originally required to be planted, unless otherwise approved in writing by the Local Planning Authority.

Reason: In order to achieve a satisfactory level of landscaping in the interests of amenity in accordance with policy EC/7-Kingsway Business Park and BE/2-Design criteria for new development, of the Council's adopted Unitary Development Plan.

15. Unless otherwise approved in writing by the Local Planning Authority, no building shall be occupied within the site until such time as secure sheltered cycle parking spaces have been provided on site to serve that building in accordance with details to have first been submitted to and approved in writing by the Local Planning Authority. The approved facilities shall thereafter be retained on site and made available for their intended purposes.  

Reason: To encourage and make provision for cycle transport as an alternative mode of transport to the site in accordance with policies EC/7-Kingsway Business Park and A/4-Access for cyclists of the Council's adopted Unitary Development Plan.

16. Unless otherwise approved in writing by the Local Planning Authority, no development of any plot shall take place until such time as a detailed scheme for the off street parking of construction plant and workers vehicles required for the completion of development on that plot, have been submitted to and approved by the Local Planning Authority. The development of that plot shall thereafter be carried out in full accordance with the approved details unless otherwise approved in writing by the Local Planning Authority.

Reason: In the interests of road safety and amenity in accordance with A/9-New development-access for general traffic, of the Council's adopted Unitary Development Plan. 

17. Unless otherwise approved in writing by the Local Planning Authority, all existing and proposed footpaths, cycleways or other rights of way within the site shall be surfaced or otherwise treated in accordance with details and a timescale to have first been submitted to and approved by the Local Planning Authority.

Reason:  In order to ensure that the routes are in a safe and reasonable condition for movement through the site in accordance with policies EC/7-Kingsway Business Park, A/3-New development-access for pedestrians and disabled people and A/4-New development-access for cyclists, of the Council's adopted Unitary Development Plan.  

18. Unless otherwise approved in writing by the Local Planning Authority, details of any development to take place on or adjacent to any part of the M62 motorway embankment, earthworks or retaining wall shall be carried out in accordance with details to have first been submitted to and approved in writing by the Local Planning Authority.


Reason: To ensure that development takes place without detriment to the stability of the M62 motorway embankment, earthworks or retaining walls in the interests of highway safety in accordance with policy A/9-New development-access for general traffic of the Council's adopted Unitary Development Plan.

19. No drainage from the proposed development shall discharge into the motorway drainage system, nor shall any proposed drainage system be installed within the site to adversely affect the motorway drainage system.

Reason: To protect the stability of the motorway earthworks in the interests of highway safety in accordance with policies A/9-New development-access for general traffic – and EM/7 – Development and Flood Risk of the Council's adopted Unitary Development Plan.

20. No excavation or construction works shall take place on any plot until such time as measures to prevent mud or dust being carried onto the public highway from vehicles leaving that relevant plot have been fully installed in accordance with details to have first been submitted to and approved in writing by the Local Planning Authority.  Such arrangements shall include the location and design of suitable wheel cleaning facilities where appropriate and incorporate measures to be undertaken should the wheel cleaning facilities fail or become non-operational for more than 12 hours.

Reason: In the interests of road safety and amenity in accordance with policy A/9-New development-access for general traffic of the Council's adopted Unitary Development Plan. 

21. No excavation or construction works shall take place on the site until measures for the suppression of dust arising from the works have been carried out in accordance with the mitigation measures set out in the Environmental Statement forming part of outline planning permission D351309. Such measures shall be maintained for the duration of excavation or construction works unless otherwise approved in writing by the Local Planning Authority.

Reason: In the interests of the amenity of the area and to prevent nuisance in accordance with policiesA/9-New development-access for general traffic, EM/2 Pollution and BE/2-Design criteria for new development, of the Council's adopted Unitary Development Plan.

22. All plant, machinery and vehicles employed on the site in construction and engineering operations shall be fitted with effective silencers, and all parts of such plant, machinery and vehicles shall be maintained in good repair and so operated as to minimise noise emissions.

Reason: In the interests of the amenity of the area and to prevent nuisance in accordance with policy BE/2-Design criteria for new development, of the Council's adopted Unitary Develoment Plan.


23. No construction or excavation or earthmoving or similar works shall be carried out other than between 0700 hours and 1900 hours, on Monday to Friday inclusive and between 0700 hours and 1300 hours on Saturday unless otherwise approved in writing by the Local Planning Authority.

Reason: In the interests of the amenity of the area, and in particular that of the nearest neighbouring residents and to prevent nuisance in accordance with policies EC/7-Kingsway Business Park and EM/3-Noise and new development, of the Council's adopted Unitary Development Plan. 

24. Noise emitted from any building within the site or from anything attached to any building or from plant and machinery used in connection with any building shall not exceed:

a) 58dB(A) Leq (15 min.) between 0700 hours and 2300 hours and 48 dB(A) Leq (5 min.) at any other time as measured at the facade of any noise sensitive property (or 55dB(A) Leq (15 min.) and 45 dB(A) Leq (5min.) as free field measurements within the curtilage of any noise sensitive building) outside the boundaries of the site and to the south of the line A-A (or its linear projection) shown on the Council’s plan titled “Noise Control Plan”- condition 25, or within the boundary of the site and to the south of the line A-A.

b) 52 dB(A) Leq (15 min) between the hours of 0700 and 2300 and 48 dB(A) Leq (5 min) at any other time as measured at the façade of any noise sensitive property, (or 49 dB(A) Leq (15 min) and 45 dB(A) Leq (5 min) as  free field measurements within the curtilage of any noise sensitive building)  outside the boundaries of the site and to the north of the line A-A(or its linear projection) and to the south of the line B-B (or its linear projection) shown on the Council’s plan titled “Noise Control Plan”- condition 25, or within the boundary of the site, and to the north of the line A-A and to the south of the line B-B.

c) 51 dB(A) Leq (15 min) between the hours of 0700 and 2300 and 45 dB(A) Leq (5 min) at any other time as measured at the façade of any noise sensitive property (or 48 dB(A) Leq (15 min) and 42 dB(A)  Leq  (5min) as  free field measurements within the curtilage of any noise sensitive building)  outside the boundaries of the site, and to the north of line B-B (or its linear projection) and to the south of line C-C (or its linear projection) shown on the Council’s plan titled “Noise Control Plan”- condition 25, or within the boundary of the site and to the north of the line B-B and to the south of the line C-C.

 d) 48 dB(A) Leq (15 min) between the hours of 0700 and 2300 and 43 dB(A) Leq (5 min) at any other time as measured at the façade of any noise sensitive property (or 45 dB(A) Leq (15 min) and 40 dB(A) Leq (5 min) as free field measurements within the curtilage of any noise sensitive building) outside the boundaries of the site and to the north of the line C-C (or its linear projection) shown on Council’s plan titled “Noise Control Plan”- condition 25,  or within the boundary of the site and to the north of the line C –C.
 
For the purposes of this condition, line A-A is from the rear of 13 Verdant Way to the rear of 66A Ashfield Lane, line B-B is from Turf Hill Community Centre to the point where the path to the rear of 67 Beechfield Road crosses the boundary of the site and line C-C is from the junction of Stiups Lane with Turf Hill Road to the junction of Knowl Road with Princess Road.

A noise sensitive property is defined as any occupied residential unit or similar property or school classroom, except insofar as the element of the condition which relates to the curtilage of the noise sensitive building shall not include any curtilage of any classroom.

Reason: In the interests of the amenity of the area, and in particular that of the nearest neighbouring residents and to prevent nuisance in accordance with policies EC/7-Kingsway Business Park and EM/3-Noise and New Development, of the Council's adopted Unitary Development Plan. 

25. Unless otherwise approved in writing with the Local Planning Authority, all available topsoil shall be stripped from any areas which are to be excavated, or to be used for the stationing of plant and buildings, or the storage of subsoil and overburden, or for haul roads and other areas to be traversed by heavy machinery, and shall be stored until required for restoration purposes in accordance with details to have first been submitted to and approved in writing by the Local Planning Authority.  No plant or vehicle shall cross any areas of unstripped topsoil except for the purpose of stripping operations unless otherwise approved in writing by the Local Planning Authority.

Reason: To ensure that topsoil resources are conserved for beneficial use in the landscaping of the site, in accordance with policies EC/7-Kingsway Business Park and BE/8-Landscaping in new development of the Council's adopted Unitary Development Plan.

26. Unless otherwise approved in writing with the Local Planning Authority, the stripping and movement of topsoil shall only be carried out under sufficiently dry and friable conditions to avoid soil smearing and compaction and to ensure that all available soil resources are recovered.  Appropriate methods of soil stripping shall be separately agreed with the Local Planning Authority for any permanently wet or waterlogged areas of the site.

Reason: To ensure that topsoil resources are conserved for beneficial use in the landscaping of the site in accordance with policies EC/7-Kingsway Business Park and BE/8-Landscaping in new development of the Council's adopted Unitary Development Plan.

27. Topsoil, subsoil, and other soil making materials stripped either for restoration purposes or removal from the site shall be stored in separate mounds which do not overlap and in areas and locations to have first been submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure that topsoil resources are conserved for beneficial use in the landscaping of the site and to ensure that storage mounds are sited in positions with least impact on amenity, in accordance with policy BE/8-Landscaping in New Development, of the Councils’ adopted Unitary Development Plan. 

28. Unless otherwise approved in writing, all mounds in which soils are to be stored for more than six months, or over the winter period, shall be grass seeded in accordance with a method statement to have first been submitted to and approved in writing by the Local Planning Authority  The approved soil mounds shall be effectively controlled from weed infestation in accordance with details to have been first been submitted to and approved in writing by the Local Planning Authority

Reason: To minimise erosion and weed infestation and ensure that topsoil resources within the site are beneficially conserved and reused within the landscaping of the site in accordance with policies EC/7-Kingsway Business Park and BE/8-Landscaping in New Development of the Council's adopted Unitary Development Plan.


29. All vehicles leaving the site loaded with waste materials or excavated soils shall be securely sheeted. All vehicles importing engineering and building materials likely to give rise to dust emissions shall be securely sheeted where reasonably practicable.

Reason: In the interests of road safety and general amenity and to prevent nuisance arising, in accordance with policies A/9-New development-access for general traffic, M/4-Operating conditions and EM/2-Pollution, of the Council’s adopted Unitary Development Plan.

30. Any processing or conveying of material on the site shall incorporate dust suppression measures or be carried out in covered and enclosed areas.

Reason: In the interests of road safety and general amenity and to prevent nuisance arising, in accordance with policies A/9-New development-access for general traffic, M/4-Operating conditions and EM/2-Pollution, of the Council’s adopted Unitary Development Plan.

31. Details of the location of any fixed plant or machinery associated with any excavation and construction works shall be submitted to and approved in writing by the Local Planning Authority before that fixed plant or machinery is first brought onto the site. 
 
Reason: In the interests of road safety and general amenity and to prevent nuisance arising, in accordance with policies A/9-New development-access for general traffic, M/4-Operating conditions and EM/2-Pollution, of the Council’s adopted Unitary Development Plan.

32. No demolition of any building within the site shall take place until a survey for the presence of bats within that building to be demolished to be carried out by a person, the identity of whom has been previously approved in writing by the Local Planning Authority and the results of the survey submitted to the Local Planning Authority.  If the survey indicates evidence of the presence of bats, a scheme for their protection (including the design of buildings or alternative artificial bat boxes on trees, buildings or other structures) shall be submitted to and approved in writing by the Local Planning Authority.  The approved mitigation scheme shall thereafter be fully implemented in accordance with a timescale approved in writing by the Local Planning Authority.

Reason: To ensure the protection of a protected wildlife species and protection of its habitat in accordance with policies EC/7-Kingsway Business Park and NE/4-Protected species, of the Council's adopted Unitary Development Plan.

33. Unless otherwise approved in writing by the Local Planning Authority, no development shall take place on any relevant phase of development, until measures to protect or relocate the mud snail Lymnaea glabra identified to be present within land forming that phase has been carried out in accordance with the principles set out in the documents ‘Outline Ecology Management Plan’, ‘Land Drainage and Creation of New Wetlands’ dated 15th November 1999, (that form part of outline planning permission D35130) and ‘Ecological Management Plan Addendum for the renewing of the Outline Planning Application for Kingsway Business Park’ dated July 2009, forming part of this permission. 

Reason: To ensure adequate mitigation for the loss of wildlife habitat in accordance with policies EC/7-Kingsway Business Park and NE/4-Protected species, of the Council's adopted Unitary Development Plan.


34. There shall be no discharge of foul or contaminated water from the site into either groundwater or any surface waters, whether direct or via soakaways.

Reason: To prevent pollution of the water environment in accordance with policy EM/8-Protection of surface and ground water of the Council's adopted Unitary Development Plan.

35. No building in any phase of development, as identified in the Schedule of Development and on the Figure 3 Parameters Plan, shall be occupied until such time as adequate sewerage infrastructure has been provided within the site to serve that phase of the development.

Reason: To prevent pollution of the water environment in accordance with policy EM/8-Protection of surface and ground water of the Council's adopted Unitary Development Plan.

36. Unless otherwise approved in writing by the Local Planning Authority, no development shall take place on plot T until such time as a scheme for the provision and retention of a water feed to the existing water vole swale within that plot has been provided on site in accordance with details to have first been submitted to and approved in writing by the Local Planning Authority. The approved scheme shall detail the measures for securing the water supply, including the sources of the water, the means of its transfer to the swale, the relevant rates of flow to the swale and a monitoring scheme to ensure that a sufficient amount of surface water reaches the swale for a minimum period of two years after the first occupation of the building(s). The approved management plan shall be implemented before the building(s) is/are first brought into use and shall be retained thereafter unless the Local Planning Authority approves in writing to any variation.  

Reason: To secure a future water feed to the swale in the interests of integrating this water vole receptor into the overall Kingsway Business Park development and to enhance the nature conservation value of this part of the business park in line with policies E/7-Kingsway Business Park, NE/3Biodiversity and development and NE/4-Protected species, of the Council’s adopted Unitary Development Plan and also the advice contained in Planning Policy Statement 9.
37. Unless otherwise approved in writing by the Local Planning Authority, no development shall take place on any relevant phase until a water vole method statement for the management of the habitat of this protected species within land forming that phase, has first been submitted to and approved in writing by the Local Planning Authority. The approved method statement shall include:-

Provision for the on-going annual monitoring of water voles across land forming that phase;
      A survey of the wider locality around land forming that phase to provide an ecological context of the proposed development works within that phase;
      Monitoring to include a survey for signs or evidence of mink colonisation;
      A specific site survey of suitable water vole habitat within each development plot forming that phase, as detailed development proposals for each plot within that phase are submitted;
      Implementation of a mitigation strategy on an on-going basis, (as is referred to in the document ‘Ecological Management Plan Addendum-July 2009’), to ensure that water vole habitat is available when required as  receptor sites become necessary throughout the future development of the business park;

Reason: To secure the adequate protection and mitigation of this protected species across the site for the lifetime of the business park, in accordance with policies EC/7-Kingsway Business Park and NE/4-Protected species, of the Council’s adopted Unitary Development Plan. 


38. Any facilities for the storage of oils, fuels or chemicals shall be sited on impervious bases and surrounded by impervious bund walls, details of which shall have first been submitted to and approved by the Local Planning Authority. The volume of the bunded compound should be at least equivalent to the capacity of the storage facility plus 10%.  If there is multiple tankage, the compound should be at least equivalent to the capacity of the largest tank or the combined capacity of interconnected tanks, plus 10%. All filling points, vents, gauges and sight glasses must be located within the bund. The drainage system of the bund shall be sealed with no discharge to any watercourse, land or underground strata.  Associated pipework should be located above ground and protected from accidental damage.  All filling points and tank overflow pipe outlets should be designed to discharge downwards into the bund.

Reason: To prevent pollution of the water environment in accordance with policy EM/2 – Pollution and EM/8-Protection of surface and ground water of the Council's adopted Unitary Development Plan.

39. Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water  drainage from impermeable parking areas, roadways and, hardstanding for vehicles, commercial lorry parks and petrol stations shall be passed through an oil interceptor designed and constructed to have a capacity and details compatible with the site being drained.  Roof water shall not pass through the interceptor.

Reason: To prevent pollution of the water environment in accordance with policy EM/2 – Pollution and EM/8-Protection of surface and ground water of the Council's adopted Unitary Development Plan.

40. The site shall be drained on a separate system for the disposal of foul and surface waters.

Reason: To prevent pollution of the water environment in accordance with policy EM/8- Protection of surface and ground water of the Council's adopted Unitary Development Plan.

41. All areas used for the storage, handling, loading and unloading of fuels, oils, chemicals or effluents must have an impermeable base to prevent discharge of contaminated drainage or accidental spillages to underground strata or surface waters.

Reason: To prevent water pollution in accordance with policy EM/2 – Pollution and EM/8- Protection of surface and ground water of the Council's adopted Unitary Development Plan.

42. No piling work through areas of the site which may have the potential for cross contamination to deeper levels shall take place until details of the piling work have been submitted to and approved by the Local Planning Authority.  The development shall thereafter be completed in accordance with the approved details.

Reason: To prevent contamination of ground water resources in accordance with policy EM/8- Protection of surface and ground water of the Council's adopted Unitary Development Plan.

43. No building within the development hereby approved shall be occupied unless and until an interim* site specific travel plan for that building, adhering to the aims, processes, measures and targets of the Kingsway Business Park Sustainable Travel Plan, has been submitted to and approved in writing by the Local Planning Authority. The approved Travel Plan shall also include a specific car park management plan relevant to that development.  The Plan shall be reviewed at intervals to be agreed between the occupiers of the site and the Local Planning Authority, and shall provide details of the objectives, targets and measures to promote and facilitate public transport use, walking and cycling and practices/facilities to reduce the need to travel and to reduce car use specific to this application. It shall also provide details of its management, monitoring and review mechanisms, travel plan coordination and the provision of travel information and marketing. The initiatives contained within the approved travel plan shall be implemented thereafter in accordance with any programme in the Travel Plan together with any additional measures which may be identified as part of the annual monitoring of the Travel Plan.

 *For the purposes of this condition, interim means without the employee travel survey and those detailed measures that are to be based on this post occupation survey. These further items shall be submitted to and approved in writing by the Local Planning Authority within 9 months of the date of first occupation of that relevant building.

Reason: To ensure the provision of safe and convenient forms of transport other than the motor car in the interests of sustainability and to provide the opportunity for employment for people without access to a private vehicle, in accordance with policy A/12-New development – travel plans and school travel plans, of the Council’s adopted Unitary Development Plan.  

44. No development shall take place on plots C1, F, G, O, P2 or X until a comprehensive landfill gas investigation and assessment has been carried out on those development areas to determine whether those parts of the site would have the potential to be, affected by subterraneous landfill gas migration from the nearby landfill site. The survey methods for this investigation and assessment shall have been agreed in advance with the Local Planning Authority and a copy of the results submitted to and approved in writing by the Local Planning Authority. If the results of the investigation and assessment establish that landfill gas is present, or that there is a potential for landfill gas migration from the landfill site, no development shall take place until it has been demonstrated that the landfill gas associated risks have been eliminated from the development area in accordance with the provisions of Waste Management Paper no 27 or alternatively, that adequate precautionary measures have been incorporated in the design and construction of the proposed development.

Reason: Part of the development site may be subject to landfill gas migration and precautionary measures are required at this stage to protect against possible hazard, in accordance with policy EM/5-Development in proximity to landfill sites, of the Council's adopted Unitary Development Plan.

45. No development shall take place with each phase until such time as any affected trees and hedges within that relevant phase, which are to be retained, have been fenced in accordance with details to have first been submitted to and approved in writing by the Local Planning Authority. The approved fencing shall thereafter be fully implemented and no part of the approved fencing shall be removed from that phase until such time as the Local Planning Authority has agreed in writing to its removal.

Reason: In order to protect the existing trees and hedges on the site taking account of their value within the landscape and the development proposals, in the interests of amenity and wildlife habitat, in accordance with policies EC/7-Kingsway Business park and BE/8-Landscaping in New Development, of the Council's adopted Unitary Development.

46. Before the initiation of any earth-moving operations or preparation of any plot(s) within the site for development between the months of March to July inclusive, that relevant land shall be inspected for any ground nesting birds and a verification report submitted to and approved in writing by the Local Planning Authority.  In the event that nesting birds are identified to be present, a scheme for remediation and timescale for development of that land shall be submitted to and approved in writing by the Local Planning Authority, and the development thereafter carried out in complete accordance with these approved details. No trees, hedges or scrub vegetation shall be removed between the months of March to July inclusive unless otherwise approved in writing by the Local Planning Authority.

Reason: To ensure the protection of nesting birds in accordance with policies NE/3-Biodiversity and development and NE/4-Protected Species, of the Council's adopted Unitary Development Plan.

47. Details of any external floodlighting or security lighting to be erected within the site or to be affixed to any building within the site, including height, position, level of illumination and measures to prevent light spillage beyond the site boundaries, shall be submitted to and approved in writing by the Local Planning Authority. The approved lighting shall thereafter be implemented unless the Local Planning Authority approves in writing to any variation. 

Reason: In order to ensure a satisfactory appearance in the interest of visual amenity and to prevent nuisance in accordance with policy BE/2- Design criteria for New Development, of the Council's adopted Unitary Development Plan.

48. There shall be no vehicular access to the site for any engineering or construction works, or for deliveries or other vehicular movements in connection with the future operation of any new development within the business park, or to serve any dwelling units, from Ashfield Lane, Broad Lane, Lower Lane, Neston Road, Stiups Lane, Chadwick Lane and Buckley Hill Lane or the bridge over the railway line (leading from the near the rear of No.13 The Cray), unless otherwise approved in writing by the Local Planning Authority.

Reason: In the interests of highway safety and to safeguard the amenities of the nearest residents, in accordance with policies E/7-Kingsway Business Park, A/9-New development- access for general traffic and BE/2-Design criteria for new development, of the Council’s adopted Unitary Development Plan.   

49. Notwithstanding the provisions of Condition 49 above, no vehicular access to the site shall take place from Ashfield Lane, Lower Lane, Stiups Lane and Buckley Hill Lane except for the following purposes:-

-  the future routine management and maintenance of the surface water attenuation areas within the Stanney Brook Corridor;
-  the future maintenance of the brooks and other watercourses, the landscaping and associated  features and structures within the business park; 
-  any appropriate visits by security staff as may be first agreed in writing with the Local Planning Authority

unless otherwise approved in writing by the Local Planning Authority.

Reason: In the interests of highway safety and to safeguard the amenities of the nearest residents, in accordance with policies E/7-Kingsway Business Park, A/9-New development- access for general traffic and BE/2-Design criteria for New Development, of the Council’s adopted Unitary Development Plan.

50. Unless otherwise approved in writing by the Local Planning Authority, no construction or engineering works shall take place until the Stanney Brook Greenspace Corridor, (as cross-hatched on the approved drawing No.2009-045/003), and the mud snail receptor habitat to the south west of Broadshaw Farm, (labelled pond 40 in the documents ‘Outline Ecology Management Plan’ and ‘Land Drainage and Creation of New Wetlands’ dated 15th November 1999, that form part of outline planning permission D35130), have been securely fenced in accordance with details to have first been submitted to and approved in writing by the Local Planning Authority. The approved fencing shall be retained and no part of the approved fencing shall be removed until such time as the Local Planning Authority has agreed in writing to its removal.

Reason: To ensure the protection of protected wildlife species present on or adjacent to the site in accordance with policies EC/7-Kingsway business park, NE/2-Designated sites of ecological and geological/geomorphological importance, NE/3-Biodiversity and new development and NE/4-Protected species, of the Council’s adopted Unitary Development Plan.    

51. Unless otherwise approved in writing by the Local Planning Authority, no development shall take place until a Habitat Management Strategy for the Stanney Brook greenspace corridor, (as cross-hatched on the approved drawing No.2009-045/003), including the drainage lagoons within it, and all other landscaped areas within the park that lie outside individual development plots, has been submitted to and approved in writing by the Local Planning Authority. The approved strategy shall also include the proposed future maintenance provisions for these areas of the park.  The development shall thereafter be completed in full accordance with these details unless otherwise approved in writing by the Local Planning Authority. 
  
Reason: In order to maintain the biodiversity value of these areas within the business park in accordance with policies EC/7-Kingsway Business Park and NE/3-Biodiversity and development, of the Council’s adopted Unitary Development Plan.

52. Unless otherwise approved in writing by the Local Planning Authority, no development of any plot shall take place until details of measures to be incorporated into the layout, design and landscaping of that plot to minimise the potential for future crime and disorder have been submitted to and approved in writing by the Local Planning Authority.  The approved measures shall thereafter be fully implemented before the first occupation of any building relevant to the approved measures.  

Reason: In order to minimise the opportunity for crime within the business park in the future in accordance with policy BE/2-Design criteria for new development, of the Council’s adopted Unitary Development Plan.     

53. Unless otherwise approved in writing by the Local Planning Authority, no building within the site shall be occupied until such time as adequate refuse storage facilities to serve that development have been provided within the site in accordance with details to have first been submitted to and approved in writing by the Local Planning Authority. The approved refuse storage facilities shall thereafter be retained.

Reason: To ensure adequate refuse storage and disposal arrangements are provided within the development in accordance with Policies A/7 – Access for Service Vehicles.


54. The development hereby approved shall achieve a ‘very good’ or ‘excellent’ Building Research Establishment Environmental Assessment Methodology (BREEAM) rating or equivalent, unless otherwise agreed in writing with the Local Planning Authority.

Where this BREEAM requirement is achieved, a post construction certificate confirming such an outcome, and detailing the energy supply technology installed within the development, shall be submitted to and approved in writing by the Local Planning Authority before (delete as appropriate - any building/or that part of the building under construction) is first occupied, unless otherwise agreed in writing by the Local Planning Authority.  

Where the BREEAM requirement is not achieved, a scheme to offset the development’s impact on the global environment, in accordance with the advice and standards set out in the Council’s Supplementary Planning Document, ‘Energy and New Development.’ shall have been submitted to and approved in writing by the Local Planning Authority before any building/or that part of the building under construction is first occupied. The approved scheme shall thereafter be fully implemented before the relevant building/part of the building is occupied, unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure that the development is sustainable and makes efficient use of energy, water and materials in accordance with Policy EM/13 of the Council’s Unitary Development Plan and the Council’s: Energy and New Development Supplementary Planning Document.

55. The dwelling(s)/residential unit(s) shall achieve a minimum of Code Level 3 in accordance with the requirements of the Code for Sustainable Homes: Technical Guide (or such measure of sustainability for house design that replaces that scheme).  No dwelling/residential unit hereby approved shall be occupied until a Final Code Certificate has been issued for it certifying that Code Level 3 or above has been achieved, and details of the energy supply technology installed within the development have been submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure that the development is sustainable and makes efficient use of energy, water and materials in accordance with Policy EM/13 of the Council’s Unitary Development Plan and the Council’s: Energy and New Development Supplementary Planning Document.

56. Unless otherwise approved in writing by the Local Planning Authority, the development hereby approved shall make at least a 10% reduction in the CO2 emissions predicted to result from the energy demand of the development through the provision of on site renewable or low carbon energy generation or through connection to a decentralised, renewable or low carbon energy supply if available. No development shall commence until a scheme to demonstrate that a 10% reduction in CO2 emissions would be achieved.within the development has been submitted and approved in writing by the Local Planning Authority   The development shall thereafter be completed in full accordance with these approved details and written confirmation submitted to and approved in writing by the Local Planning Authority before first occupation.

Reason: To ensure that the development is sustainable and makes efficient use of energy demand in accordance with Policy EM/13 of the Council’s Unitary Development Plan and the Council’s Energy and New Development Supplementary Planning Document.

 



57.  Within any residential development within the site, recreational open space shall be provided in accordance with policy H/6- Provison of recreational open space in new housing development, the Council’s Unitary Development Plan and also in accordance with the guidance contained in the Council’s Supplementary Planning Document-Provision of Recreational Open Space in New Housing, dated March 2008.

Reason: To secure the provision of adequate recreational open space within the site in accordance with policy H/6- Provison of recreational open space in new housing development, the Council’s Unitary Development Plan and also in accordance with the guidance contained in the Council’s Supplementary Planning Document-Provision of Recreational Open Space in New Housing, dated March 2008. 
Reason for Recommendation:

1. The approval of this application would secure the continued development of the Kingsway Business Park under the provisions of policy EC/7-Kingsway Business Park, of the Council’s adopted Unitary Development Plan. The business park will provide a strategic location for high quality business and industrial development, together with ancillary leisure, residential and local services, serving not only Rochdale and the Greater Manchester Conurbation but the whole of the North West. The site should therefore provide a substantial number of new job opportunities and other regenerative benefits for Rochdale, Greater Manchester and the North West region. The project also offers opportunities for low intensity, informal recreational uses within approximately 30 hectares of open land within the site. 

The proposal is considered to satisfy all relevant policies of the Council’s Unitary Development Plan, which for the avoidance of doubt are listed as follows:-

H/5 - Residential density
H/6 - Provision of recreational open space in new housing development
H/7 - Affordable housing
S/10 - Food and drink outlets
LT/3 - Development for tourism and leisure
LT/7 - Rochdale canal
G/8 - Greenspace corridors
G/9 - Stanney Brook Corridor and park
RE/5 - Access to the countryside
RE/6 - Recreational rights of way
W/7 - Arrangements for soil disposal
A/2 - Accessibility Hierarchy 
A/3 - New development- access for pedestrians and disabled people
A/4 - New development-access for cyclists
A/5 - New development-access for bus services 
A/6 - New development- access by taxi
A/7 - New development- access for service vehicles
A/8 - New development-capacity of the highway network
A/9 - New development-access for general traffic
A/10 - New development-provision of parking
A/11 - New development-transport assessments
A/12 - New development-travel plans and school travel plans
A/13 - Local walking route network
A/14 - A strategic walking network
A/18 - Metrolink
BE/2 - Design criteria for new development
BE/7 - Street furniture and the public realm
BE/8 - Landscaping in new development
EM/2 - Pollution
EM/3 - Noise and new development
EM/5 - Development in proximity to landfill sites
EM/7 - Development and Flood Risk
EM/8 - Protection of surface and ground water
EM/13 - Energy efficiency and new development
NE/2 - Designated sites of ecological importance
NE/3 - Biodiversity and development
NE/4 - Protected species
NE/6 - Landscape protection and enhancement
NE/8 - Development affecting Trees, woodlands and hedgerows

The proposal is also considered to satisfy the Council’s Supplementary Planning Guidance and Documents entitled, ‘Provision of Recreational Open Space in New Housing,’ dated March 2008 and ‘Energy and New Development,’ May 2008.

The proposal is also considered to satisfy the following relevant Planning Policy Guidance:-

•
PPG1  - General Policy and Principles (1997)
•
PPG2  - Green Belts (1995)
•
PPG3  - Housing (1992)
•
PPG4  - Industrial and Commercial Development and Small Firms (1992)
•
PPS6 – Retailing and Town Centres
•
PPG 9  - Nature Conservation (1994)
•
PPG12 - Development Plans and Regional Planning Guidance (1992)
•
PPG13 - Transport (1994)
•
PPG15 - Planning and the Historic Environment (1994)
•
PPG16 - Archaeology and Planning (1990)
•
PPG17 - Sport and Recreation (1991)
•
PPG21 - Tourism (1992)
•
PPG23 - Planning and Pollution Control (1994)
•
PPG24 - Planning and Noise (1994).

Furthermore the Council considers that there are no material considerations that indicate that an alternative decision should be reached. The planning conditions imposed will ensure that any adverse impacts that nay result from the development would be reasonably mitigated.



_________________________________________

Report

Site

The application site relates to the majority of the area of land currently under development as the Kingsway Business Park under previous outline and detailed planning permissions. The business park is an area of land measuring approximately 170 hectares (420 acres) which lies between Kingsway (A664) and the M62 motorway.

The development works that have been undertaken so far across the site include:-

· The creation of a series of development plateaux.
· The construction of the spine road of Sir Isaac Newton Way linking Kingsway, at its junction with Moss Bridge Road with an improved junction at the M62.
· Significant other internal access road construction within the business park, including the southern loop road and part of the northern loop road.
· The drainage infrastructure, including four balancing ponds within the Stanney Brook greenspace corridor.
· The principal service provisions, including a primary sub-station and foul pumping station.
· Much of the structural landscape planting including the creation of mounding along parts of the site boundary and the creation and enhancement of the Stanney Brook greenspace corridor.
· Various ecological mitigation works for protected species found across the site, including mud snails, water voles and certain species of birds.    

· The construction of five industrial/business/warehousing units on plot E, on the south-western side of Sir Isaac Newton Way.  

· A temporary, two-storey, marketing suite structure has recently been sited on the southern side of the spine road near the access road entrance to  plots C1 & C2.

The western boundary of the business park is a combination of Spring Hill School Playing fields, the houses on Turf Hill Estate, Neston Road, Lower Lane and the old and new parts of Broad Lane.

The southern boundary is the M62 motorway running in a north-easterly direction from Broad Lane to Junction 21.

The eastern boundary is a combination of the residential areas of Ashfield Lane, Egremont Road, Beechfield Road and Woodlands Road, the Stanney Brook Park, the residential area of Buckley Hill Lane and the Rochdale-Oldham railway line.

The northern boundary is the Rochdale Canal, beyond which there is more housing, and Kingsway, (A664).

The Stanney Brook runs in a general south east to north west direction in the eastern section of the site and part of the corridor has been designated as a Site of Biological Importance. Stanney Brook Park, a public park, at the eastern boundary of the site with access from Buckley Hill Lane. These areas have been designated as the Stanney Brook Corridor, (as referred to above), which is to be left undeveloped and retained and enhanced for informal recreational and ecological purposes. 

There are a number of rights of way running across the business park. Some of the original routes have either been formally closed or diverted, whilst others have been temporarily closed for the duration of various development works in forming the primary infrastructure of the business park. Under the existing outline and full planning permissions for the business park a network of new and improved cycleway and footpaths have already been, or are to be, created across the whole site.  

Vehicular access to the business park is gained from Kingsway and the M62 at junction 21 via the spine road through the site, Sir Isaac Newton Way. All other previous vehicular routes to and from the business park have been closed off except for the access to a few residential properties on the southern side of the M62 along Dig Gate Lane.  

This outline application only relates to the development plots of the business park that remain to be developed; it excludes the areas where the primary infrastructure of the roads, drainage balancing ponds, structural landscaping areas and the sub-station and foul pumping station have already been formed.   

There are three Grade II Listed Buildings within the area of the business park. Under the current outline application, the application site actually now excludes these buildings but still either envelops or directly adjoins them. The listed buildings are: Silver Hill Farm on Lower Lane, Dixon Green on Lower Lane and Broadshaw Farm on Broad Shaw Lane. The application site is also close to the Grade II Listed Building of Tithe Barn, on Lower Lane, although that building lies on the opposite side of Lower Lane and is not within the boundary of the business park.     

Proposal

This is an outline application to renew or ‘refresh’ the existing outline planning permission for the Kingsway Business Park, (reference D35130), which is due to expire in December 2009. The proposal is to allow for a further 10 year period for the submission of reserved matters. The applicants are Wilson Bowden and the North West Development Agency.

In order to support this new application, a new set of documents have been submitted, these are:-

· An updated Transportation Statement;

· A revised Ecological Management Statement;

· A flood risk and Drainage Statement;

· A Design and Access Statement;

· A revised “control” plan, which sets out the parameters for the proposed new development consistent with the original provisions of the existing outline planning permission D35130; 

· A planning Statement.

The above documents have all been prepared by the applicants in the light of the already partly implemented development. All the documents need to be considered within the context of the original outline permission and its approved Environmental Statement and also the already discharged planning conditions of the existing outline permission.

The Council has already confirmed, under its Screening Opinion process, that a fresh Environmental Statement is not required for this new application. This is because much of the previously approved infrastructure, for the business park has already been implemented and that raised greater environmental impact than the current proposals. To mitigate the impact of this infrastructure, the ecological mitigation/compensation measures have also largely been carried out on the overall site. There are no complex or potentially hazardous environmental effects anticipated to be associated with the proposal and the proposed development is unlikely to result in any additional significant effects on the environment that have not already been assessed and allowed under the previous outline application, and previously mitigated for by the discharge of conditions associated with the previous outline consent. In all these circumstances and having regard to the description of the proposal and the selection criteria in Schedule 3 of the Regulations, the Council is of opinion that this proposal  would not require the submission of an Environmental Impact Assessment. 

The application is made in outline, with all matters reserved for subsequent approval, for the continued development of the site with a mixed use Business Park consisting of high quality general and light industry, offices, research and development and storage and distribution uses, all within Use Classes B1/B2/B8, with associated and complementary uses including retail within Use Class A1, food and drink within Use Class A3, leisure, hotel and housing.

It should be noted that the application site boundary, (as edged in red on the submitted plans), is smaller in size than that for the existing outline permission D35130. The site is confined to a series of parcels of land roughly relating to the, as yet, undeveloped plots. The application site excludes the majority of the infrastructure that has already been constructed/carried out across the business park, such as the principal access roads, the greenways/public footpaths across the park, the Stanneybrook greenspace corridor and large areas of the peripheral landscaped buffer zones around the business park.   

As all matters are reserved for subsequent approval, there is no layout or appearance of buildings or landscaping or means of access details within the application. The “control” plan comprises a Schedule of Development & Use Classes and an accompanying Figure 3 – Parameters Plan. 

In summary, the proposed uses would be as follows:-

Use                         Floor area sq.m (approx)                 Height of buildings (m)

A1 retail                    1,500                                               4 to 9

A3 food & drink        850                                                   4 to 9

B1 office                   27, 497                                            8 to 12

B1 business/B2-       115, 816                                          8 to 13

general industrial

B8- storage/             150, 131                                           9 to 25

distribution

C1 Hotel(s)               9, 754                                              4 to 12

C3 Residential          300 dwellings                                  4 to 8

D2 Leisure                8, 502                                              4 to 10

Local services           1, 997                                              4 to 8

(A1 – A5) 

The above uses and their floor areas and building heights are identical to those approved previously under the existing outline permission D35130. The only difference from the existing permission is that the siting of individual buildings within the development plots is no longer specified on the parameters plan of the current application. 

Policy Background:

Adopted UDP:  the site is subject to policy EC/7- Kingsway Business Park. The             

other most relevant UDP policies include:-

H/5 - Residential density

H/6 - Provision of recreational open space in new housing development

H/7 - Affordable housing

S/10 - Food and drink outlets

LT/3 - Development for tourism and leisure

LT/7 - Rochdale canal

G/8 - Greenspace corridors

G/9 - Stanney Brook Corridor and park

RE/5 - Access to the countryside

RE/6 - Recreational rights of way

W/7 - Arrangements for soil disposal

A/2 - Accessibility Hierarchy 

A/3 -New development- access for pedestrians and disabled people

A/4 - New development-access for cyclists

A/5 - New development-access for bus services 

A/6 - New development- access by taxi

A/7 - New development- access for service vehicles

A/8 - New development-capacity of the highway network

A/9 - New development-access for general traffic

A/10 - New development-provision of parking

A/11 - New development-transport assessments

A/12 - New development-travel plans and school travel plans

A/13 - Local walking route network

A/14 - A strategic walking network

A/18 - Metrolink

BE/2 - Design criteria for new development

BE/7 - Street furniture and the public realm

BE/8 - Landscaping in new development

EM/2 - Pollution

EM/3 - Noise and new development

EM/5 - Development in proximity to landfill sites

EM/7 - Development & flood risk

EM/8 - Protection of surface and ground water

EM/13 - Energy efficiency and new development

NE/2 - Designated sites of ecological importance

NE/3 - Biodiversity and development

NE/4 - Protected species

NE/6 - Landscape protection and enhancement

NE/8 - Development affecting Trees, woodlands and hedgerows.

The Council’s relevant supplementary planning guidance documents include:-

Provision of Recreational Open Space in New Housing – March 2008

Energy & New Development – May 2008

Planning Policy Guidance (PPG) documents are of relevance as follows:

· PPG1  - General Policy and Principles (1997)

· PPG2  - Green Belts (1995)

· PPG3  - Housing (1992)

· PPG4  - Industrial and Commercial Development and Small Firms (1992)

· PPG6  - Town Centres and Retail Developments (1996)

· PPG 9  - Nature Conservation (1994)

· PPG12 - Development Plans and Regional Planning Guidance (1992)

· PPG13 - Transport (1994)

· PPG15 - Planning and the Historic Environment (1994)

· PPG16 - Archaeology and Planning (1990)

· PPG17 - Sport and Recreation (1991)

· PPG21 - Tourism (1992)

· PPG23 - Planning and Pollution Control (1994)

· PPG24 - Planning and Noise (1994)

The relevance of this guidance was considered in the previous assessment of the Environmental Statement accompanying the previous application D35130.

Site History

1999
-
Outline application for proposed business park, for B2

                      general and B1 light industrial use and office uses, B8 

distribution and storage uses, C3 hotels, ancillary A1, A2,  A3 &         D2 retail and leisure uses and C1 residential uses, including details of the uses and siting and means of access to development on plots C, D, E, G, H, I & T. (D35130). Approved.

1999  -
Construction of spine road to serve business park including     highway connection to the north side of junction 21 of the motorway, (M62).



(D35132). Approved.

1999
-
Construction of estate roads and water attenuation areas,  

                      (D36760). Approved.

2007  -           Erection of hotel complex including health & fitness facilities, 

                      conference and banqueting facilities, restaurant and pub with

                      associated car parking and landscaping. (reference D49521). 

                      Approved, but not implemented.

2008  -           Erection of warehouse and distribution facility, (class B8), with  

                      ancillary B1 office space, gatehouse and landscaped bund and

                      associated 3m high perimeter fence, car parking, servicing and 

                      vehicle wash. (reference D51411). Approved, but not yet

                      implemented. 

2009  -           Erection of two storey temporary marketing suite, (reference 

                      D52140). Approved and now installed at the site.

2009  -           Erection of single storey warehouse and distribution unit, (B8), 

                      with ancillary B1 office accommodation, together with car parking

                      and service yard areas. (reference D52214). Approved. At the 

                      time of the preparation of this report, work had not yet started on 

                      this development. 

Publicity Responses:

The application was advertised by a press notice and by a series of site notices posted around different areas of the business park, as a major application and as development likely to affect the setting of various listed buildings within and adjacent to the site.

A total of 263 neighbouring residents and other properties were directly notified of the application.

Three letters of objection to the application have been received. The grounds of objection are summarised as follows. Where these objections are not addressed elsewhere in this report, a brief response of the planning officer to each objection/comment is set out immediately afterwards in italics.

1. The proposal is for industrial/warehousing units only a short distance from a number of residential properties, particularly those along Wrenbury Drive, Burnett Close and Phoenix Close. There is likely to be a substantial and harmful impact upon the peace and quiet and visual amenity of those neighbouring residents and also possible air pollution. The new units/service yards could be used on a 24 hour basis and this could lead to excessive noise disturbance and glare from external illumination throughout the night. These effects would be worsened if the existing outbuildings around Silver Hill Farm were to be demolished, as there would then be inadequate landscaped mounding to screen the nearest homes on the other side of Lower Lane.

Response: This concern was properly addressed when the existing outline planning permission was granted in 1999. The comprehensive Environmental Impact Assessment accompanying that application fully assessed possible impacts of the development upon local residential amenity. The current application does not differ from the existing outline consent and there is therefore no evidence to suggest that there would be any greater likelihood of noise or other nuisance being caused to residents living around the business park. A series of landscaped mounds have already been formed alongside the boundary of the site shared with Lower Lane and partially around the Silver Hill farm complex. The impact of the new developments upon neighbouring residents would of course be assessed fully when the details of the individual development plot layouts are submitted under either the future reserved matters application or, as is more likely, under subsequent full and detailed applications for each development plot     

 At the time of the preparation of this report, the more modern redundant agricultural buildings on the Silver Hill Farm complex, (those which are not afforded ‘listed building protection status’), still stood at the site. Their future is apparently still uncertain at this time.  It is not considered however, that the removal of the more modern, unlisted farm buildings would be likely to increase diminish the screening effect of the Silver Hill farm complex between the business park and the nearest houses on either Lower Lane or Wrenbury Drive..

2. The business park would have an adverse effect on the trees on/around the site, as well as the ecological value of the local area.

   
Response: Again, these matters were thoroughly assessed when the existing outline permission was approved in 1999. The permission was dependant on the implementation of a comprehensive Ecological Management Strategy, which was agreed by both the Greater Manchester Ecological Unit and the relevant ecological team of the Environment Agency. These mitigation measures have largely been carried out across the business park site.

 
A relatively large number trees and hedgerows that originally stood across the whole site have inevitably had to have been removed to enable the development to proceed. However, a number of mature trees and considerable lengths of mature hedgerow have been retained around the periphery of the site and also along either side of the Lower Lane and Moorbank Lane footpaths/greenways through the business park. A significant amount of new tree planting and other landscaping has also already been carried out along the spine road and alongside parts of the site boundary and more landscaping is due to be carried out throughout the park as each plot is developed in the future.        

3. The proposal includes both food & drink outlets, (possibly a hot food takeaway or a ‘fast food’ establishment), and a new hotel. Ashfield Lane may be used as a short cut to and from such a takeaway(s) and this would be likely to lead to anti-social behaviour in that vicinity and a lot of litter. The proposed hotel would be likely to have outdoor drinking areas and might cause noise pollution from music played at the premises. This might disturb local residents, especially those nearest to the site at the highest point on Ashfield Lane. 

There is already a problem with young people now congregating at the end of Ashfield Lane and at the new underpass/subway under the Sir Isaac Newton Way, where there has been graffiti and other vandalism. This might be worsened if the proposed leisure developments on plot F generate visitors to and from those new uses using Ashfield Lane. This would spoil all the good works achieved so far in landscaping the Stanney Brook corridor and creating the good network of new footpaths in the vicinity.

Response: There is no change to the proposed land uses for the business park or their geographical location with the park since the existing outline permission was granted in 1999. In any case however, it should be noted that the proposed food & drink uses, (which may or may not, include hot food takeaways), are to be mainly located on plot S, next to the canal and Kingsway. There may also be limited food & drink uses within the proposed ‘local services area’, near Dixon Green, on Lower Lane. Both of these plots are distant from the end of Ashfield Lane. That lane is therefore most unlikely to be used by either motorists or pedestrians to reach such future food & drink uses.

The proposed hotel(s) for the business park are to be located on plot C1, near the junction with the M62 and also possibly on plot S, next to the canal and Kingsway. 

Detailed planning permission was granted in 2008 for a hotel with health & fitness and conference and banqueting facilities on plot C1. The Councils’ Chief Environmental Health Officer raised no objections on possible noise disturbance grounds. Indeed, the relatively long distance from that plot to the nearest houses on Ashfield Lane , the significant ground level differences between the two, and also the background noise climate of the motorway, all combine to mean that there is most unlikely to be any noticeable noise impact upon the nearest residential properties from such a hotel complex.     

Ashfield Lane is now a no-through road and vehicles cannot pass beyond new gates next to Stanney Brook. It is therefore not likely to be used by car borne visitors to reach any new buildings within the business park, least of all either the proposed hotel on plot C1 or the, as yet, undetermined leisure uses proposed for plot F. It is also not considered that Ashfield Lane would become a busy pedestrian route to any such future hotel of leisure uses within the business park.   

Note: This above information has been explained to the author of the letter of this objection in the meantime and although he has not formally withdrawn his original letter of objection he has subsequently responded in writing to state it “puts his mind at rest about all the building and planning going on in the area”.     

Consultation Responses:

Head of Highways & Engineering:- no objections. A number of planning conditions should be imposed however, to require:-

· Continued compliance with the existing site-wide Travel Plan and also the submission of individual site Travel Plans for the subsequent development of each individual plot.  

· The improvement of the junction of Rochdale Road/Bridge Street/Elizabethan Way; the Traffic Impact Assessment, (TIA), that accompanied the existing outline permission D35130 indicated that now the spine road of Sir Isaac Newton Way has been constructed, there should be a marked reduction in traffic at this junction. However, anticipated growth in traffic from the Littleborough area by 2013 will still leave capacity problems. The TIA suggested that to ameliorate this problem, this junction should be improved by the installation of an updated MOVA traffic signal system. 

Chief Environmental Health Officer:- no objections subject to the imposition of the same conditions as imposed on the existing outline consent to control matters such as noise, external illumination and other matters of general amenity.

Highways Agency:- written response still waited however, it is understood that they have no objections in principle to this application subject to the imposition of a suitable condition to cover travel planning for the whole site.

Environment Agency:- no objections, subject to the imposition of appropriate planning conditions to deal with detailed drainage matters and water supply to the water vole swale within the site. It should be noted however, that there may be further opportunities to improve the habitat viability and connectivity through the Stanney Brook Corridor. It is recommended that habitat creation areas are identified through additional ecological site assessments. Where areas have proven barriers to the passage of water voles or a lack of connectivity, these should be rectified through future habitat rehabilitation schemes. 

The Agency would support the establishment of a mink monitoring and control strategy. It is believed that this species may now be present across the site, and if confirmed, then this would have major adverse implications for the ecology of the site. 

It is also recommended that as part of the agreed management plan for the business park, that any invasive weed management is included within this, rather than as a separate entity. This should be more effective and efficient in controlling invasive species, and in particular, the Himalayan Balsam. 

Greater Manchester Ecological Unit:- the current proposal raises no greater ecological impact than that established by the previous grant of outline planning permission for the business park. There are therefore no objections subject to the imposition of various conditions to cover ecological matters

North West Development Agency:- in summary, the Agency has played a key role in helping to bring forward this major site for development, having used its Compulsory Purchase Powers to acquire and assemble the land ownership for this major project. The Agency is a member of the Kingsway Partnership and is, along with Wilson Bowden Developments, also the applicant for this application. The NWDA wishes to express its full support for this application.    

Greater Manchester Passenger Transport Executive:- no objections but have the following summarised comments to make:-

The proposed illustrative masterplan now seems a little outdated. Whilst it is fully appreciated that the layout of the buildings is purely indicative, the design of the individual plot layouts seems to give much more priority to car users above pedestrians/public transport users. Most buildings seem to be set back within the development plots and fronted by car parking. There is a network of pedestrian and cycle routes providing linkages throughout the business park but little detail is shown about how they relate to individual buildings and plots. In particular, the area around the proposed future Metrolink stop could be improved with less surface car parking, more direct pedestrian access to the individual plots and a layout design that better integrates with the Metrolink stop. In this location higher density office development with perhaps ancillary retail and local services would be more in line with the PPG13 and other national policy advice that has emerged since the approval of the existing outline consent back in 1999.  A more centrally located hub or local services centre would also be more in keeping with the most recent national planning policy of trying to reduce the need to travel for future employees on the business park. 

The reduction in the amount of car parking to be provided, (in comparison with that shown in the existing outline consent), is noted. This reflects both national government policy and the Council’s more recent UDP maximum parking standards. This will require a greater emphasis to be placed on securing the objectives of the site-wide Travel Plan as a tool to encourage access to the site by sustainable modes of travel, as well as improving accessibility of the business park by public transport. 

It is not yet clear if significant demand could be generated to sustain a commercial bus service routed through the business park when the site is ultimately fully developed. If that is not achievable, then alternative Travel Plan measures may need to be implemented to achieve its targets. 

British Waterways:- no objections, although the following summarised matters should be taken into account:-

1. The proposal is likely to place an additional burden on the adjacent stretch of the Rochdale Canal, by generating additional activity on the towpath and increasing ongoing costs involved in maintaining the canal to an attractive standard to complement the proposed new business park. It is therefore suggested that it would be appropriate for the Council, acting in its role as the local planning authority, to seek a financial contribution from the applicants towards the upgrading of the adjacent stretch of canal towpath. It is also essential to secure an annual financial contribution towards the maintenance of the towpath and the clearance of litter from this stretch of the towpath where it runs alongside the application site. Such contributions should be secured by means of a Section106 Agreement. 

2. If approved, conditions should be imposed to secure suitable mitigation/preventative measures to avoid any harm being caused the canal, which is a SAC, (Special Area of Conservation).   

Rochdale Development Agency:- the Rochdale Development Agency, (RDA) , as part of the Kingsway Partnership, and one of the partners driving the Kingsway Business Park development, has been closely involved in the development of the Outline Application plans and its submission to the Council as the local planning authority. The RDA is fully supportive of the proposals and would like to lend its support to the request for a renewal of the Outline consent.

4North West:- the principle of this development has already been established by the previous outline planning permission and it’s Environmental Impact Assessment. The current application effectively only seeks to renew that permission and therefore 4NW has no comments to make. 

Network Rail:- no objections in principle, although due to the site’s close proximity to the operational railway line between Rochdale and Oldham, it will be necessary for future development on the business park to satisfy various detailed matters, which will be taken up directly with the applicants.  

United Utilities:- no objections in principle. It is assumed however, that the site is to be drained on a separate system, with only foul drainage being connected to the foul sewers. It will also be necessary for the detailed design of the future developments on the business park to satisfy various other points, which it is acknowledged, will mainly be dealt with by other legislation.

Oldham Metropolitan Borough Council:- views still waited

Bury Metropolitan Borough Council:- no objections.

Manchester City Council:- views still waited

Coal Authority:- views still waited.

Views of Officer:

This application effectively seeks to ‘refresh’ or renew the existing outline planning permission for the business park for a further 10 years. This time span exceeds the normally recommended 3 year period in the planning regulations but the development of this major development project is likely to take at least a further 10 years.

The application is almost identical to the previous outline proposal. The mix of planning uses, their locations within the development plots within the park the building floorspace and building heights all remain unchanged. Unlike the previous application however, the proposal is not to specify the precise siting of certain buildings within the development plots. 

The application relies on the very thorough and comprehensive environmental statement submitted and approved under the existing outline permission, although that has been updated by the submission of various statements /addendums relating to transportation, ecological matters and drainage/flood risk.

Most of the primary infrastructure for the business park has also now been completed; the spine road linking Kingsway through the centre of the site to the motorway, several other major internal access loop roads, the drainage lagoons and substantial landscaping within and around the site boundaries has also been carried out.

It is therefore considered that there would be no greater impact of this proposal than was assessed and approved under the previous, (existing), outline permission. 

There are however, two particular matters that need to be addressed, which were either not relevant or were not raised when the existing outline permission was approved in 1999:

1. Affordable housing

UDP policy H/7normally requires affordable all new residential developments in excess of 25 units or on sites larger than 1 hectare in size to make provision for some form of affordable housing. This was not a Council planning when outline permission was approved and so under the current permission there is no such requirement.

Under the current application to renew the current outline permission, there is no provision for any affordable housing. The applicants have made the following summarised case for this:- 

The residential element of the proposal is a critical element of the viability of the business park, as well as comprising a necessary ancillary component offering residential opportunities for the new businesses on the business park and their employees. 

The Kingsway Business Park has never been commercially viable without public subsidy. Indeed, extensive European and Treasury money has already been provided in the form of assistance in the delivery of the infrastructure phases of the business park. The amount of public subsidy is effectively fixed. Accordingly, the development appraisal for the business park means that every development plot contributes to the funding equation, to a greater or lesser extent, and to omit the development on any plot or alter it in any significant way would mean that the financial appraisal would be damaged. This is particularly so in the case of the residential element, (which is relatively high value), and this is explains why affordable housing was not required or considered to be appropriate in the when the existing outline consent was approved. 

In order to understand this, it is important to consider how the original policy for the Kingsway Business Park was specifically amended, (in 1993/1994), to allow limited residential development on the site in order that “sufficient scope be provided for a viable scheme”. Indeed, the inclusion of residential use in the mix of uses in the business park was intended to underpin the viability of the overall project having regard to the very extensive infrastructure costs. The UDP policy EC/7-Kingsway Business Park, continues to allow for such limited residential development provided it forms part of a comprehensive development scheme for the business park.

It is clear that the ultimate objective of the Kingsway Business Park is to provide major regenerative benefits identified at a regional level, as well as at a local policy level, and with this objective in mind, the residential element was introduced in order to underpin its viability. This viability was tested extensively through the Compulsory Purchase Inquiry, when the land was being assembled for the project and the Inspector concluded that the residential element was a key component of the overall business park. 

The current position on the residential element of the proposal remains equally critical given the overall development economics of the site. The incorporation of market value housing into the overall scheme remains critical to the wider regenerative outputs and job creation anticipated in the ongoing phases of the site.

It should of course, also be noted that with the existing outline planning permission remaining valid until December 2009, reserved matters applications could still be lodged for the development of open market housing without any affordable housing provisions. This ‘fall back’ position enjoyed by the applicants is also therefore a further matter to be taken into account. 

In the light of all of these circumstances, it is therefore not considered that it would be justifiable to refuse this application on the grounds that it makes no provision for affordable housing.

2. The request by British Waterways for funding to improve the canal towpath

British Waterways have clarified that they are seeking the sum of £20 000 from the development to upgrade the approximate 400m length of the towpath that runs along the boundary of the site shared with the canal between the spine road junction with Kingsway and the railway bridge over the canal.   

It should be noted however, that the canal towpath actually runs along the opposite side of the canal to the Business Park boundary.

The applicants have made the following summarised comments in respect of this issue:-

Firstly, it should be noted that the mix of land uses and quantum of development on Plot S in the current application is no different from the approved mix of uses/quantum of development in the existing planning permission. Improvements to the towpath were not considered necessary to accommodate the approved land use mix on this Plot at the time of the original permission, so why should there be any change now? Indeed, there is no evidence that any more people will be generated by the development today, than was the case in 1999.

 

        Secondly, the planning policy position has not changed on this point either. 

 

        The applicants fully endorse the view, being expressed by British 

        Waterways that the canal is a major asset, and the Kingsway Partnership's informal 'design guide' gives urban design significance to the canal. It is certainly not the intention to allow development to ‘turn its back onto the canal’. Indeed, the current application does not fix development footprints, or site layout, in this location. Accordingly, the Council would maintain a significant degree of control on the orientation of development through reserved matters applications.

 

British Waterways’ very existence is centred upon caring for and maintaining the canals and rivers in their jurisdiction, and, of course, they have a budget and funding from Government to achieve these objectives. Whilst we are sure that it is right and proper for them to work with the Council to ..."consider how best to secure either S106 contributions or unilateral undertakings for monies to improve and maintain the canal"... it the applicants respectful view that is not the place of the planning system to act as a surrogate funding mechanism for British Waterways and requirements for financial contributions cannot be imposed in an arbitrary fashion and must be related to the development proposed.

 


        It is also important to remember that the existing outline permission remains extant. Reserved matters submissions could be made all along the canal and, in these circumstances, no financial contributions could be required.  

 

It should also be noted, when making any judgement on this matter, that there is already very extensive provision across the whole site to cater for both pedestrians and cyclists.

 

It is agreed by officers that it would be improper and unjustified to seek any additional funding for the towpath improvement at this time. It is likely however, that elements of the Kingsway Business Park masterplan will inevitably need to be updated in the future. This is major development project that will take many more years to complete, probably even allowing for better economic conditions than exist at the present time. It is quite possible that in response to changes in market conditions etc over such a lengthy time period, that new or possibly even more intensive uses for plot S next to the canal may be proposed. At that time there would be a case for re-examining the impacts of the development and deciding whether or not additional off-site contributions may be required. However, until such time as the masterplan is reviewed, or new uses are introduced and are permitted by the Council, then the impacts of the business park remain as properly assessed at the time of the original, (existing), planning permission. It is therefore agreed that the renewal of the outline permission under this application could not be made dependant on additional funding for the towpath improvement, (as has been requested by British Waterways).   

In summary then, it is considered that this application to renew the existing outline permission for a further 10 years should be approved. The continued development of the business park will however, need to comply with the more recent Government policy about sustainable development that is now contained within the Council’s Supplementary Planning Guidance document: Energy & New Development - May 2008 and appropriate new conditions are recommended to deal with these matters.

Delegation Scheme:

This application site falls within the boundaries of the Rochdale and PenninesTownships.  Consequently, the decision must be made by the Regulatory Committee. The application is brought to the Township Planning Sub Committees for consultation purposes and the views of the Sub Committees are sought and will be reported to the Regulatory Committee for their consideration.
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	Application Number
	Application Type
	Ward

	09/D52268
	Full Planning Application
	Bamford


	CHANGE OF USE FROM SHOP TO DWELLING - RETROSPECTIVE


	256, BURY ROAD, ROCHDALE, OL11 4EE


	For:- 
	AMJID HUSSAIN

	Received
	17-Jul-2009


	RECOMMENDATION

	Grant Permission

	


Reason for Recommendation:

1. The residential use of the property is compatible with the largely residential character of the adjacent properties. The use as a dwelling has no greater effect on the amenities of the neighbouring properties than the previous shop use and this accords with policies G/D/1(Defined Urban Area) and BE/2 (Design Criteria for New Development) of the Rochdale Unitary Development Plan.
_________________________________________

Report

Site: 

The application relates to a mid terraced, red brick two storey dwelling which fronts onto Bury Road in Rochdale. A narrow communal alleyway runs along the rear of the property to the north. The property is in a prominent location being situated near to the junction where Bury road meets Mellor Street. The adjoining property to the east, No. 254, on the corner of Mellor Street, is an electrical repair shop, and the adjoining property to the west (No 258) is residential. Most of the other properties in the terrace are residential, although there is a veterinary surgery at No 264-266.

Proposal: 

The property was previously in use as a Halal meat shop, but the applicant has stated that the property has been in residential use for the past 2 years. This application seeks retrospective planning permission to change the use from shop (A1) to dwelling (C3). 

Policy Background:
Local

Unitary Development Plan: 

G/D/1 – Defined Urban Area

BE/2 – Design Criteria for New Development

Site History:

84/D17196 – Single storey rear extension to light industrial premises – Granted Permission

Publicity Responses:

Publicity letters were sent to neighbouring residents and a site notice was placed directly outside the property. One letter of objection was received accompanied by a petition containing 11 signatures. The points raised are summarised below followed by the planning officer’s comments in italics:

1. The applicant will not address any potential complaints that tenants may make.

This is not a material planning consideration.

2. The applicant already has tenants in the property.

This is not a material planning consideration. 

3. The applicant may let the property to undesirable tenants. This may give rise to an increase in crime.

This is not a material planning consideration. 

4. The proposal would give rise to noise and nuisance to the detriment of the privacy of neighbouring properties. 

There is nothing to suggest that the residential use would give rise to any loss of privacy or additional noise and nuisance than the previous use as a shop. The objection letter refers to a number of complaints that were made about the meat shop and the problems with vermin, parking, obstruction and noise nuisance that it generated. . 

5. The current tenants park their cars across the footpath and obstructing the entrance to the car park and rear gates of the other properties.

This is not a material planning consideration. 

Consultation Responses:
Head of Highways and Engineering - no objections 

Contaminated Land Officer
 - no comments

Views of Officer:

Policy G/D/1 of the Council’s Unitary Development Plan stipulates that new developments wherever possible and appropriate, should be concentrated within the defined Urban Area in order to support urban regeneration. The site is within the Defined Urban Area, so the proposal therefore complies with Policy G/D/1 of the Unitary Development Plan. The majority of the properties in the terrace are residential, although there is a veterinary surgery at No 264-266, and an electrical repair shop at No 254. It is therefore considered that the change of use is in keeping with the character of the surrounding area. 

The proposal does not involve any further external alterations. The shop front was removed some time ago and a new door and window were installed. It is considered that the change of use has less of an environmental impact in terms of noise and nuisance than the previous commercial use. In view of the above the proposal accords with policies G/D/1 (Defined Urban Area) and BE/2 (Design Criteria for New Development) of the Rochdale Unitary Development Plan and the application is recommended for approval. 

Delegation Scheme:

Members have delegated powers to determine this application either way on reasonable planning grounds. 


______________________________________________


	Application Number
	Application Type
	Ward

	09/D52283
	Outline Planning Application
	Central Rochdale


	OUTLINE APPLICATION ( INCLUDING MEANS OF ACCESS, APPEARANCE AND LAYOUT) FOR RESIDENTIAL DEVELOPMENT OF 7 DWELLINGS TOGETHER WITH DEMOLITION OF EXISTING MODERN CHURCH BUILDING


	LAND AND BUILDINGS AT BUCKLEY STREET AND EAST STREET,  ROCHDALE


	For:- 
	WEST STREET BAPTIST CHURCH

	Received
	21-Jul-2009


	RECOMMENDATION

	Grant Permission subject to conditions

	


Condition(s) and Reason(s):

1. Application for approval of reserved matters must be made not later  than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates: (a)The expiration of three years from the date of this permission; or (b)The expiration of two years from the final approval of the reserved  matters, or in the case of approval on different dates, the final  approval of the last such matter to be approved.

Reason: To comply with the requirements of section 92 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004

2. The approval of the Local Planning Authority shall be required with   respect of the following matters before the development is commenced:- LANDSCAPING .

Reason: The application is granted in outline only under the provision of Article 3 of the Town and Country Planning Order (General Permitted Development Procedure) Order 1995 and details of the matters referred to in the condition have not been submitted for consideration

3. Notwithstanding any description of materials in the application no development shall be commenced until samples or full details of materials to be used externally on the building(s) have been  submitted to and approved by the Local Planning Authority. Such details shall include the type, colour and texture of the materials. Only the materials so approved shall be used, in accordance with any terms of such approval.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with Policy BE/2 of the Council’s Unitary Development Plan.

4. No development shall commence until details of the design, construction and materials of each car parking space has been submitted for the approval of the Local Planning Authority.  Each car parking space shall be constructed in accordance with the agreed scheme and shall be made available before the first occupation of the dwelling that it serves.

Reason.  In order to ensure that there is adequate provision for vehicles to be parked clear of the highway in the interest of road safety in accordance with Policy A/10 of the Council’s Unitary Development Plan.
5. No development shall take place until details of the design and height of the proposed boundary treatment to each dwelling hereby approved has been submitted to and approved in writing by the Local Planning Authority.  The development shall be constructed in accordance with the approved details and to a timescale that is approved by the Local Planning Authority. 

Reason.  In the interest of visual amenity and safety, in accordance with policy BE/2 of the Councils Unitary Development Plan.
6. No development shall take place until an investigation and risk assessment, in addition to any assessment provided with the planning application, has been completed to assess the nature and extent of any contamination on the site, whether or not it originates on the site.  The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be produced and shall have been first submitted to and approved in writing by the Local Planning Authority before development commences.  The report of the findings must include:
i)
a survey of the extent, scale and nature of contamination
ii)
an assessment of the potential risks to:
      •  human health,
      •  property (existing or proposed) including buildings, crops, livestock, pets,     

    woodland, and service lines and  pipes,
      •  adjoining land,
      •  groundwaters and surface waters,
      •  ecological systems,
      •  archeological sites and ancient monuments;
iii)
where unacceptable risks are identified, an appraisal of remedial options and    
proposal of the preferred option(s)

The development shall thereafter be completed in full accordance with the approved recommendations.

Reason: To prevent pollution of the water environment and to ensure the safe development of the site in the interests of the amenity of future occupiers in accordance with Policies EM/8 and BE/2 of the Council’s Unitary Development Plan.

7. No development shall commence until details of the design and height of the balcony balustrades has been submitted for the approval of the Local Planning Authority.  Each balcony shall be constructed in accordance with the agreed scheme before the first occupation of the dwelling that it serves.

Reason.  In the interest of protecting the privacy and amenity of the adjacent residents, in accordance with Policy BE/2 of the Councils Unitary Development Plan.
8. Unless otherwise agreed in writing by the Local Planning Authority, none of the residential units hereby approved shall be occupied until a Building Research Establishment issued Final Code Certificate confirming that each residential unit built has achieved a Code for Sustainable Homes rating of Code level 3 has been submitted to, and approved in writing by, the Local Planning Authority.

Reason: To ensure that the development is sustainable and makes efficient use of energy, water and materials in accordance with Policy EM/13 of the Council’s Unitary Development Plan and the Council’s “Energy and New Development Supplementary Planning Document.”
9. The development hereby approved shall achieve a very good Building Research Establishment Environmental Assessment Methodology (BREEAM) rating or equivalent, unless otherwise agreed in writing by the Local Planning Authority.

Where this BREEAM requirement is achieved, a post construction certificate confirming such an outcome, and detailing the energy supply technology installed within the development, shall be submitted to and approved in writing by the Local Planning Authority before (delete as appropriate - any building/or that part of the building under construction) is first occupied, unless otherwise agreed in writing by the Local Planning Authority.  

Where the BREEAM requirement is not achieved, a scheme to offset the development’s impact on the global environment, in accordance with the advice and standards set out in the Council’s Supplementary Planning Document, ‘Energy and New Development.’ shall have been submitted to and approved in writing by the Local Planning Authority before any building/or that part of the building under construction is first occupied. The approved scheme shall thereafter be fully implemented before the relevant building/part of the building is occupied, unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure that the development is sustainable and makes efficient use of energy, water and materials in accordance with Policy EM/13 of the Council’s Unitary Development Plan and the Council’s: Energy and New Development Supplementary Planning Document.

10. No development shall take place until details of the means of foul water disposal have been submitted to and approved in writing by the Local Planning Authority. The details, as approved, shall be implemented in full before any dwelling units within the site are first occupied.

Reason: To secure a satisfactory system of drainage and to prevent pollution of the water environment in accordance with Policies EM/7 and EM/8 and the principles of Policy EM/7 of the Council’s Unitary Development Plan.
11. Details of the window frames to be utilised in the development hereby permitted, including samples if so required, shall be submitted to and approved in writing by the Local Planning Authority before any such window frames are installed in the development. Such details shall indicate, at a scale of not less than 1:20, the longitudinal and cross-sectional detailing, cill and lintel detailing, and means of opening together with any finished treatment. The window frames shall be installed in accordance with the approved details and thereafter so maintained.

Reason: In order to ensure a satisfactory appearance in accordance with Policy B/2 of the Council’s Unitary Development Plan.

12. The proposed roof lights shall be of the 'conservation style', which shall fit flush with the adjoining roof surface and shall not project above the plane of the roof.

Reason: In order to ensure a satisfactory appearance in accordance with Policy BE/2 of the Council’s Unitary Development Plan.

13. Notwithstanding the provisions of Schedule 2, Part 1, Classes A, B,  C, D, G and H of the Town and Country Planning (General Permitted Development) Order 1995  (as amended), or any equivalent Order following the revocation and re-enactment thereof, the properties hereby approved shall not be extended in any way, except with the prior written approval of the Local Planning Authority.

Reason: In the interest of protecting the amenities of the adjacent residents, in accordance with Policy BE/2 of the Rochdale Unitary Development Plan:

14. Notwithstanding the provisions of Schedule 2, Part 1, Class A of the Town and Country Planning (General Permitted Development) Order 1995 (as amended), or any equivalent Order following the revocation and re-enactment thereof, no further window openings shall be inserted into the building without the prior written approval of the Local Planning Authority and the windows cross-hatched on the approved plans shall be fitted with obscure glazing of a grade that shall be first agreed with the local planning authority and such windows shall remain obscurely glazed thereafter.

Reason: In the interests of the privacy of the occupiers of neighbouring residential properties in accordance with Policy H/11 of the Council’s Unitary Development Plan.
15. Before the dwellings are first occupied, the portion of the footway marked cross-hatched on the approved plans shall be re-instated to adoptable standards in accordance with a detailed scheme first submitted to and approved in writing by the Local Planning Authority.  

Reason: In the interests of pedestrian (and driver) safety and the visual amenities of the vicinity, in accordance with Policies A/3 and BE/2 of the Council’s Unitary Development Plan.

16. No development activity shall take place until the applicant has secured the implementation, during any development groundworks, of an archaeological watching brief to be undertaken in accordance with a written scheme of investigation approved in advance by Rochdale Metropolitan Borough Council.’
 
Reasons: to make a record of the unconverted chapel and of any buried archaeological evidence for archive and research purposes, in accordance with Policy BE/10 of the Rochdale UDP

Reason for Recommendation:

1. The application relates to two sites which are separated by Buckley Street.  The smaller of the two sites lies at the junction of Buckley Street and East Street and it is currently used as an informal car park.  The larger site lies along Buckley Street and is occupied by West Street Baptist Church, a single storey building.  The site adjoins the rear elevation of the original West Street Baptist Church (a Grade II listed building).  

This outline application is for the erection of 7 dwellings. Issues raised by the proposal are dealt with in these reasons and, insofar as they are relevant to proper planning issues, are also covered by these reasons. These various issues, in summary, are:

•
The impact of the dwellings on the setting on the West Street Baptist Church 
•
Proposed access and parking arrangements
•
The impact of the dwellings on the privacy and amenities of the adjacent 
residents
•
The design and appearance of the proposed dwellings

The proposed parking arrangements have been carefully considered and the provision of 9 spaces would adequately meet likely parking demand on the site.  With regard to the proposed access arrangements, they are considered to be satisfactory. Lying adjacent to the dwellings are several residential properties located along East Street, Yorkshire Street and North Street and it is considered that satisfactory levels of privacy and amenity would be retained for these residents. The scale of the dwellings is appropriate to their context and by reason of their appearance they would contribute positively to the streetscene. Furthermore by reason of their position, design and scale, the dwellings would not harm the setting of the original West Street Baptist Church. 

The development proposed is therefore in compliance with the provisions of the following relevant policies of the Rochdale Unitary Development Plan and its associated Supplementary Planning Guidance or Documents:

G/D1 – Defined Urban Area 
G/H/1 – Housing 
H/3 – Residential Developments Outside Allocated Areas
H/5 – Residential Density 
G/A/1 – Accessibility 
A/3 – Access for Pedestrians and Disabled People 
A/4 – Access for Cyclists 
A/5 – Access for Bus Services 
A/7 – Access for Service Vehicles
A/8 – Capacity of the Highway Network
A/9 – Access for General Traffic
A/10 – Provision of Parking 
BE/2 – Design Criteria For New Development 
G/BE/9 – Conservation of the Built Heritage 
BE/10 - Development affecting Archaeological Sites and Ancient Monuments
BE/15 – New Development Affecting the Setting of a Listed Building. 
EM/4 – Contaminated Land
EM/8 – Protection of Surface and Ground Water

Guidelines and Standards for Residential Development (SPG)
The Rochdale Residential Design Guide (SPD)
Energy and New Development (SPD) 

PPG3 – Housing 

PPG15 – Planning and the Historic Environment.
_________________________________________

Report


Site:
The application relates to two sites which are separated by Buckley Street.  The smaller of the two sites (0.03ha) lies at the junction of Buckley Street and East Street and it is currently used as an informal car park.  This site is also used to access the rear elevation of 246-252 Yorkshire Street which is currently used as a cycle shop.  Facing the site on the opposite side of East Street is a surgery.

The larger site (0.08ha) on the south side of Buckley Street is currently occupied by West Street Baptist Church which is a single storey building.  The site contains a small car park on the east side and it is bounded on two sides by houses fronting East Street and North Street. 

The western side of the site adjoins the rear elevation of the original West Street Baptist Church (a Grade II listed building).  The Council has recently approved a planning application and listed building consent to change the use of this building into 7 apartments.

Proposal:
This is an outline application (with all matters except landscaping submitted for approval) for the erection of 7 dwellings.  The proposal involves the demolition of the existing West Street Baptist Church building and this would be replaced by 5 terraced dwellings while a pair of semi-detached dwellings would occupy the smaller site on the north side of Buckley Street.

The front elevations of the proposed row of 5 dwellings would face towards the rear elevation of the original West Street Baptist Church and their rear elevations would face towards the terraced houses at 6-14 East Street.  Each of the proposed dwellings would contain an in-curtilage car parking space accessed from Buckley Street at the rear of 6 East Street.

The 2 dwellings proposed for the northern site would front onto East Street.  These dwellings would share a driveway on the northern side which would accommodate 4 vehicles (two for each new house). This communal driveway would be accessed from East Street, adjoining the rear elevation of 246-252 Yorkshire Street.  It is proposed to form a driveway at the rear of the new houses which would service the rear entrance to 246-252 Yorkshire Street.

The dwellings are of a very contemporary design, having the appearance of a flat roof at the front and with a sloping roof at the rear. This allows the provision of a second floor bedroom with balcony to the front elevation. The materials proposed are a mixture of traditional brick and glazed brick with tile and aluminium cladding.

Policy Background:
G/D1 – Defined Urban Area 

G/H/1 – Housing 

H/3 – Residential Developments outside Allocated Areas

H/5 – Residential Density 

G/A/1 – Accessibility 

A/3 – Access for Pedestrians and Disabled People 

A/4 – Access for Cyclists 

A/5 – Access for Bus Services 

A/7 – Access for Service Vehicles

A/8 – Capacity of the Highway Network

A/9 – Access for General Traffic

A/10 – Provision of Parking 

BE/2 – Design Criteria for New Development 

G/BE/9 – Conservation of the Built Heritage 

BE/10 – Development affecting Archaeological Sites

BE/15 – New Development affecting the Setting of a Listed Building. 

EM/4 – Contaminated Land

EM/8 – Protection of Surface and Ground Water

Guidelines and Standards for Residential Development (SPG)

The Rochdale Residential Design Guide (SPD)

Energy and New Development (SPD) 

PPG3 – Housing 


PPG15 – Planning and the Historic Environment. 

Site History: 

No relevant history.

Publicity Responses:
The application has been advertised in the local press, site notices have been posted and the adjacent residents notified.  Three letters of objection have been received, from 246-252 Yorkshire Street (Paulson Cycles), 254 Yorkshire Street and 256-260 Yorkshire Street (Sahara Grill).  The comments of the objectors are noted below followed by the officer’s response (in italics).  

· The two new houses, apart from removing car parking spaces, would obscure any vision for the large lorries and general traffic using Buckley Street 

One of the proposed dwellings would lie at the junction of Buckley Street and East Street.  Buckely Street is one way and vehicles enter East Street from it.  It is typical in this area for terraced dwellings to front junctions and the Planning Officer is satisfied that this junction would operate safely. 

The two dwellings would occupy an informal car park.  This car park is in the ownership of the applicant and therefore at any time its current use could cease.  Although the availability of this car park helps to alleviate on street parking, the Planning Officer considers that it would not be sustainable to refuse the application on the grounds that this car park should be retained. 

· General parking facilities to all the local businesses and restaurants have been badly affected since the reduction in width and restricted flow of traffic on Yorkshire Street.

The application does not propose to make any alterations to Yorkshire Street.  The Planning Officer does not consider that would unduly affect the free flow of traffic along Yorkshire Street. 

· It would appear that not enough distance is achieved between the living accommodation windows at the rear of 246-252 Yorkshire Street and the proposed new dwellings.

The rear elevation of 246-252 Yorkshire Street is made up of two buildings which are three storeys high. Within this rear elevation are a number of 1st and 2nd floor windows which serve habitable rooms.  Several of these windows would lie around 9m from the gable elevation of one of the proposed dwellings and the Councils adopted residential spacing standards recommends that a distance of 14m should be achieved. Within this area the density of residential development is high and distances between principal and secondary elevations is often less than 10m.  The rear elevation of no’s 246-252 Yorkshire Street faces south and considering the character and density of this area the Planning Officer is satisfied that it is not necessary to rigidly enforce the recommended residential spacing standards.  The Planning Officer is satisfied that an adequate level of light would penetrate the windows in the rear elevation of 246-252 Yorkshire Street and that the privacy and amenities of the existing residents of these flats would not be unduly affected. It should noted that the recently completed residential scheme along Trafalgar Street (ref D47860) was approved without full compliance with the Councils residential spacing standards and in some instances the distance between principle and secondary elevations is 8.5m. This was considered to be acceptable given the high density character of housing in the Wardleworth area.

· The proposed dwellings would look directly towards the bedrooms at the rear of 254 Yorkshire Street.

The front elevations of the proposed two dwellings would look towards East Street Surgery.  From the front windows of the two proposed dwellings there wouldn’t be a clear view towards the rear elevation of no. 254 Yorkshire Street.  The Planning Officer is satisfied that satisfactory levels of privacy and amenity would be retained for the residents of no. 254 Yorkshire Street.

· Loss of greenery on the site.

The Planning Officer is satisfied that the loss of any trees and shrubs is not significant. 

· Over the last 6 years complaints have been made to the Council regarding the appearance of the car park.

The car park is in private ownership and it is the responsibility of the owner to maintain it.

· The proposed dwellings would do nothing to reduce crime in the area and may provide more opportunity for burglary.

The proposed dwellings would not lead to an increase in crime but would remove opportunities for anti-social behaviour to take place on the existing car park. 

· The proposal will take away the only off-street parking within this area. If this car park is no longer available it will exacerbate parking problems within this area to the detriment of existing businesses.

As the car park is in private ownership its use could cease at any time. The Planning Officer does not consider that it would be sustainable to refuse the application on the loss of the car park.   

· There would be insufficient parking provision for the new houses.
The two houses proposed for the site on the north side of Buckley Street would have 2 off street car parking spaces each and the 5 houses on the southern site would have one parking space per dwelling. This is considered to be adequate in this area which is close to existing shops and services and is well served by public transport. 

Consultation Responses

Conservation and Design Officer – it is considered that the proposed dwellings would not harm the setting of the listed church.  

Head of Highways and Engineering - raised concerns that the proposal does not provide enough car parking spaces and it could jeopardize the local highway network.  However as the site lies in a sustainable location, close to local shops and public transport, it is considered that a refusal cannot be justified on these grounds.

Greater Manchester Police Architectural Liaison Unit – raised concern regarding the proposed development and these concerns are discussed in the views of officer.

United Utilities – have raised no objections.

Views of Officer

The acceptability of the proposed building with regard to Policy BE/15 – New Development Affecting the Setting of a Listed Building. and the advise as contained in PPG15 – Planning and the Historic Environment  

West Street Baptist Church is a Grade II listed building and therefore it is important that special regard is given to the desirability of preserving its setting.  Listed Buildings and their settings are particularly sensitive to change in the local built environment.  Furthermore PPG 15 advises that: 
“The setting is often an essential part of the building's character, especially if a garden or grounds have been laid out to complement its design or function. Also, the economic viability as well as the character of historic buildings may suffer and they can be robbed of much of their interest, and of the contribution they make to townscape or the countryside, if they become isolated from their surroundings, e.g. by new traffic routes, car parks, or other development.”

In order to accommodate the row of 5 new dwellings the new West Street Baptist Church would be demolished.   Originally this site contained a Sunday School and a row of small terraced dwellings.  Given that this area of the site has always contained buildings and the proposed development would be similar in size to the original Sunday School, the Planning Officer is satisfied that by reason of their size, position and appearance the new houses would complement the character and setting of the Church, in accordance with Policy BE/15 and the advice contained in PPG15.  

The accessibility of the proposal against Policy H/3 – Land Provided For New Housing 

Both sites are previously developed land and therefore the principle of accommodating a residential use is acceptable. The sites lie adjacent to a Local Centre as defined by the Unitary Development Plan, and are within walking distance of Rochdale Town Centre and therefore they are well located in terms of access to jobs, shops and services by modes of transport other than the car. The proposed dwellings would contain up to 4 bedrooms and this type of dwelling would improve the accommodation mix within the area.  

With regard to the relationship between the proposed dwellings and the existing adjacent properties, as stated elsewhere within this report, the Planning Officer is satisfied that the proposed two dwellings on the north side of Buckley Street would have a satisfactory relationship with no’s 246-252 and no. 254 Yorkshire Street.  The rear elevations of these two dwellings would face towards the side elevations of the rear extensions at no. 244 Yorkshire Street which is occupied by a catering business.  Facing the front elevations of these two dwelling is a single storey doctors surgery and the Planning Officer is satisfied that they would have a compatible relationship with the surrounding uses.  

With regard to the row of 5 new dwellings on the south side of Buckley Street their front elevations would lie around 14.5m from the east facing rear elevation of the original West Street Baptist Church Building.  If planning applications D52281 (change of use of the West Street Baptist Church to 7 apartments) is implemented this elevation of the former church would contain an entrance door and several windows which would serve habitable rooms.  The Planning Officer is of the opinion that the relationship between these elevations would be acceptable in that satisfactory levels of privacy and amenity would be created for the future residents of the apartments and the new houses.

The south facing gable elevation of the block of 5 dwellings lies 12.5m from the rear elevation of no. 24 North Street which is a two storey dwelling.   This dwelling has a large rear garden and the Planning Officer is satisfied that the proposal would not cause significant harm to the outlook from the rear elevation of no. 24 North Street, which currently looks onto the existing single storey church building.

The rear elevations of the proposed 5 dwellings would lie approximately 17.6m from the rear elevations of no’s 6-14 East Street which are terraced houses. The Planning Officer is satisfied that adequate levels of privacy and amenity would be maintained for these adjacent residents. 

The Planning Officer does not consider that the site is at risk from flooding and if the application is approved, a condition would be imposed which requires a contamination survey be carried out.  If the site is found to be contaminated, then no development would commence until the necessary remediation measures have been carried out. 

The proposed parking and access arrangements will be discussed later in this report. The Planning Officer is satisfied that the proposal complies with Policy H/3.  

The proposed parking and access arrangements
The proposed 7 dwellings would have access to 9 car parking spaces. 

Government guidance set out in PPG 3 is that on sites within the urban area, close to main roads with bus services, Councils should adopt a more flexible approach and should not rigidly enforce parking standards. Policy A/10 (New Development - Provision of Parking) contained in the Unitary Development Plan reinforces this view and states that the Council will, where appropriate, seek levels less than the maximum standard where there is access to other transport modes.  In this case the site lies close to Yorkshire Street where there is a local shopping centre and frequent bus services running between Rochdale and Littleborough.  Furthermore the site is within walking distance of Rochdale Town Centre.  In such locations, which are situated near main roads with good assess to public transport and local shops, it is considered that parking standards should be relaxed.  In this particular case the Planning Officer considers that the provision of 9 spaces is satisfactory. 

With regard to the loss of the car park at East Street, this is not a public car park, being in private ownership, and therefore its use could cease at anytime.  The Planning Officer does not consider that it would be sustainable to refuse the application on the loss of the car park.   

The Planning Officer considers that the coming and goings from the development would not harm the local highway network and proposed parking and access arrangements are satisfactory.

Response from the Greater Manchester Police

The Greater Manchester Police (Design for Security) raised several points which are stated below with the Planning Officer’s comments in italics: - 

· Would there be open access to the two attached dwellings?

The communal driveway to serve the two semi-detached dwellings would be open.  The Planning Officer does not consider it would be appropriate to gate this driveway.

· Who would access the area behind the rear gardens of the two dwellings?

This access would be formed to allow access to the rear of no’s 246-252 Yorkshire Street and it would be secured by gates.

· Who would use the car parking spaces which lie adjacent to the rear elevation no’s 246-252 Yorkshire Street.

These spaces would be available for the future residents of the two new dwellings. 

· Has each plot an area of defensible space?

The two dwellings would lie close to the back of the footways along Buckley Street and East Street.  To create defensible space between the front elevations and East Street, the application would be subject to condition which requires the construction of an appropriate wall. 

· There seems to be no defined private and public space between the apartments and the dwelling houses (ie to the south of Buckley Street)
There would be a gated courtyard/parking area between the two developments

· Would the access (to the rear of 6 East Street) be gated? The current parking layout renders vehicles, properties and residents vulnerable to attack. There is currently very little natural surveillance to this area.
The access would not be gated. The Planning Officer does not consider it would be appropriate to gate this driveway in terms of highway safety. There is currently an un-gated pedestrian path along the rear of the properties on East Street and this proposal would greatly increase the natural surveillance of this area by providing 5 additional dwellings with windows overlooking this space.

Other matters

· To provide a level entrance to the dwellings all entrance doors would be set flush to the pavement.  The Planning Officer considers that the proposed conversion would facilitate safe and convenient access for pedestrians, in accordance with Policy A/3.

· In the circumstances of this application the Planning Officer does not consider that external cycle parking should be provided.  All the proposed dwellings are large and would contain space to store such items as bicycles.  The Planning Officer is satisfied that the development would provide suitable access for cyclists, in accordance with Policy A/4.

· The proposed development lies within easy walking distance of the public transport and the Planning Officer is satisfied that the proposal accords with Policy A/5.

· The sites are not large enough to accommodate large service vehicles and therefore servicing would take place along West Street or Buckley Street.  In accordance with Policy A/7, the Planning Officer is satisfied that on-street servicing would be practicable, as with other dwellings in this area, without detriment to road safety.

· The main access to the site would be via Yorkshire Street (A58) which is part of the strategic highway network. The Planning Officer does not consider that the expected vehicular movements from this development would be detrimental to the safe and efficient operation of the A58. The proposal is in accordance with Policy A/8

· The vehicular access points into the site would be from East Street and Buckley Street.  The Planning Officer is satisfied that these access points would provide safe and convenient access for vehicles in accordance with Policy A/9. 

· It is not considered that the coming and goings from the residential use or the activities which would occur within the dwellings would cause a significant noise nuisance within this area. 

· Supplementary Planning Guidance Document - Energy and New Development states that all new residential developments of 5 or more dwellings are required to meet at least Level 3 of the Code for Sustainable Homes. The application, if approved, would be subject to a condition requiring that at least Level 3 of the Code for Sustainable Homes is achieved. 

· The Rochdale Residential Design Guide states that buildings should be designed to create a positive character by responding to context, introducing appropriate variety and creating interesting building forms.  The dwellings would be faced with brick and they would contain large window openings giving them a vertical emphasis.  The scale of the dwellings is appropriate to their context and the Planning Officer considers that by reason of their appearance they would contribute positively to the streetscene.  The Planning Officer is satisfied that the proposal adheres to the advice contained in the Rochdale Residential Design Guide. 

· Each dwelling would have a small rear garden and a balcony. The Planning Officer is satisfied that sufficient outdoor amenity space would be provided. 

· With regard to Policy BE/2(Design Criteria for New Development), the Planning Officer is satisfied that the dwellings would improve their surroundings and they would not spoil the views of the original West Street Baptist Church.  The building to be demolished does not have any historic qualities and any landscaping which exists on the sites does not contribute significantly to the visual amenities of the area.  As stated elsewhere within this report safe access would be provided and the Planning Officer is satisfied that the proposal would minimise opportunities for crime against people or property.  The relationship between the proposed and existing dwellings would be acceptable to make adequate provision for natural light within and between them.  The Planning Officer is satisfied that the proposal adheres to Policy BE/2.

· The Planning Officer does not consider that the development would pose an unacceptable risk to surface water or ground water quality, or to water supply, in accordance with Policy EM/8 – Protection of Surface and Ground Water.

· As stated elsewhere within this report if the site is found to be contaminated, then no development would commence until the agreed remediation measures have been carried out. The proposal complies with Policy EM/4 (Contaminated Land) 

Summary

In summary, having considered the details of the application and the consultation replies, Officers are satisfied that the proposal complies with all the relevant national, and local planning policies and guidance.  The proposed parking arrangements have carefully been considered and the provision of 9 off-street parking spaces would adequately meet the likely parking demand on the sites.  With regard to the proposed access arrangements, they are considered to be satisfactory.

Lying adjacent to the building are several residential properties along East Street, Yorkshire Street and North Street.  Having carefully considered the relationship between the proposed buildings and these adjacent dwellings, the Planning Officer is satisfied that satisfactory levels of privacy and amenity would be retained for the existing and future residents. Furthermore by reason of their position, design and scale, the dwellings would not harm the setting of the original West Street Baptist Church. 

The Planning Officer recommends planning permission is granted as the development is in accordance the relevant national and local planning policies and guidance and that there are no material planning considerations that indicate that an alternative decision should be reached.  

Delegation Scheme:

The Committee has delegated powers to determine the application either way on reasonable planning grounds.



____________________________________________


	Application Number
	Application Type
	Ward

	09/D52305
	Full Planning Application
	Central Rochdale, Milkstone and Deeplish


	APPLICATION TO REMOVE CONDITION 15 OF PLANNING PERMISSION D50867 TO ALLOW ACCEPTANCE OF COMMERCIAL WASTE AT THE RESOURCE RECOVERY CENTRE


	WAITHLANDS, CHICHESTER STREET,  ROCHDALE


	For:- 
	VIRIDOR WASTE MANAGEMENT

	Received
	29-Jul-2009


	RECOMMENDATION

	Grant Permission subject to conditions

	


Condition(s) and Reason(s):

1. There shall be no reception or dispatch of waste materials to or from the site except between the hours of 07.00 and 18.00 from Monday to Sunday unless otherwise agreed in writing by the Local Planning Authority.

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

2. No handling of waste materials shall take place on the site except between the hours of 06.00 and 22.00 from Monday to Saturday and 07.00 and 18.00 on Sundays unless otherwise agreed in writing by the Local Planning Authority.

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

3. Noise from the plant and equipment used in conjunction with it, when measured
within the curtilage of sensitive premises shall not exceed:
•
44 dB(A) leq 1hour to the west of the site
•
42 dB(A) leq 1hour to the north of the site
•
41 dB(A) leq 1hour to the south and east of the site

Between the hours of 07:00 and 19:00 Monday to Saturday;
•
40 dB(A) leq 1hour to the west of the site
•
35 dB(A) leq 1hour to the north of the site
•
36 dB(A) leq 1hour to the south and east of the site

Between the hours of 07:00 and 19:00 on a Sunday;
At all other times, noise shall not exceed:
•
40 dB(A) leq 5mins to the west of the site
•
35 dB(A) leq 5mins to the north of the site
•
36 dB(A) leq 5mins to the south and east of the site

The plant shall be operated in accordance with the measures set out in the Noise
Impact Assessment that formed Section 12 (pages 119 - 122) of the Environmental Statement submitted with application D50867.

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

4. No building or engineering operations within the site or deliveries to and from the site in connection with the construction of the development hereby approved shall take place other than between 07.30 hours and 19.30 hours Monday to Friday and between 08.00 hours and 18.00 hours on Saturdays.
Reason: In order to safeguard the amenities of the area and to prevent nuisance arising.

5. Only waste material contained in the operators own trailers and awaiting dispatch the following day shall be stored on land outside the buildings unless otherwise agreed in writing by the Local Planning Authority.

Reason: In the interests of road safety.

6. Visibility splays of 4.5 metres by 70 metres shall be provided at the junction of Chichester Street with the access to the site. The area of land between the visibility splay line and the highway boundary shall be kept clear of all obstructions in excess of 0.6 metre in height.

Reason: In the interests of road safety.

7. The car parking and hardstanding area shown on the approved plans shall be constructed and marked out in accordance with the details shown, concurrently with the construction of the buildings hereby permitted and shall be made available for use before any of the buildings hereby approved are brought into use unless otherwise agreed in writing by the Local Planning Authority. The parking area shall be available for use thereafter unless otherwise agreed in writing by the Local Planning Authority. 

Reason: In order to ensure that there is adequate provision for vehicles to be parked clear of the highway in the interests of road safety and amenity and to prevent obstruction.

8. On completion of the remediation works a verification report confirming the remediation measures that have been undertaken in accordance with the method statement and a further report setting out measures for maintenance, further monitoring and reporting shall be submitted to and approved in writing by the Local Planning Authority before the Transfer Loading Station is brought into use unless otherwise agreed in writing by the Local Planning Authority. Any changes to the agreed elements require the express consent of the Local Planning Authority.

Reason: To ensure that the effects of contamination are properly dealt with.

9. The handling of commercial waste hereby approved shall not take place until the pedestrian refuge and road marking scheme at the junction of Chichester Street and Milnrow Road shown on drawings numbered GMWDA_SW_N_1301 rev C1 and GMWDA_SW_N_1302 rev C1 have been completed, unless otherwise agreed in writing by the Local Planning Authority.

Reason: In the interests of road safety.
10. Notwithstanding the provisions of the Town & Country Planning (General Permitted Development) Order 1995 (as amended), or any equivalent Order following revocation thereof, the buildings hereby approved shall not be extended in any way and no additional building erected within the site boundary except with the prior written approval of the Local Planning Authority. 

Reason: To ensure that any additional buildings make suitable provision for dealing with landfill gas.

Reason for Recommendation:

1. The application relates to a Waste Resource Recovery Centre that is currently under construction in accordance with Planning Permission (ref D50867). The proposed handling of commercial waste would not generate a significant increase in traffic movements and would not lead to additional nuisance to nearby residents. The development proposed is therefore in compliance with the provisions of the following relevant policies of the Rochdale Unitary Development Plan and Government Guidance:

Unitary Development Plan:-
G/CF/1 Community Facilities and Public Services
G/W/1 Waste Management
W/3 Criteria for Location of Waste Disposal Facilities
G/D/1 Defined Urban Area
BE/2 Design Criteria for New Development
EM/2 Pollution
EM/3 Noise and New Development
EM/4 Contaminated Land
A/3 New Development – Access for Pedestrians and Disabled People
A/7 New Development – Access for Service Vehicles
A/8 New Development – Capacity of Highway Network
A/9 New Development – Access for general Traffic
A/10 New Development – Provision of Parking 
A/11 New Development – Transport Assessments

National and Regional Guidance:- 
Article 5 (2) EC Landfill Directive
PPS1 - Delivering Sustainable Development
PPG4  - Industrial and Commercial Development and Small Firms
PPS9 - Biodiversity and Geological Conservation
PPS 10 – Planning for sustainable Waste Management (July 2005)
PPS13 - Transport
PPG17 - Planning for Open Space, Sport and Recreation
PPS23 - Planning and Pollution Control
PPG24 - Planning and Noise
PPS25 - Development and Flood Risk

In summary, the reason for granting the permission is that Rochdale Metropolitan Borough Council is of the opinion that the development is in accordance the relevant national, regional and local planning policies and guidance and that there are no material planning considerations that indicate that an alternative decision should be reached.  The planning conditions imposed on the original planning permission would ensure that any material harm that may result from the development can be reasonably mitigated. 


   _________________________________________

Report:

Site:
The site comprises 2.2ha of land off Chichester Street and is bounded by existing industrial units to the south and east, a residential caravan park to the west and a wooded area to the north which falls away steeply to the River Roch. Further to the north, south and east are large areas of housing and further to the west, towards the town centre, is an area of largely commercial development. The former waste facility at Entwisle Road lies 100m away to the west.

The nearest residential area to the site is the permanent caravan park which lies some 20-30m from the site boundary and there is a substantial tree belt between the two. The site is well screened to the west and north by existing trees and to the south and east by existing industrial buildings.

The site forms an almost level plateau with slopes on its western, northern and eastern boundaries and is an area of former landfill. Planning permission was granted in October 2008 for the erection of a Waste Resource Centre which includes a Transfer Loading Station (TLS) and an In-Vessel Composting (IVC) building. Work has commenced on these buildings which occupy the western end of the site. The rest of the land is to remain undeveloped.

Access to the site is adjacent to the existing Household Waste Recycling Centre (HWRC) off Chichester Street which leads off Milnrow Road (A640).

Proposal:
The current application seeks to vary Condition 15 of the planning approval for the Waste Resource Recovery Centre at Waithlands, Rochdale (ref 08/D50867).

Condition 15 states that:

“The development hereby approved shall not handle commercial waste only unless otherwise agreed in writing by the Local Planning Authority.”

It is proposed that commercial waste would be accepted within the currently permitted operating hours of 07:00 to 18:00 Monday to Sunday. Vehicles delivering commercial waste, typically Transit size light goods vehicles (LGVs) would access the facility in the same way as the GMWDA contracted vehicles, first weighing in at the weighbridge on entering the site, and then proceeding to the TLS where they would be unloaded inside the building.   

Policy Background:

Unitary Development Plan:

G/CF/1 Community Facilities and Public Services

G/W/1 Waste Management

W/3 Criteria for Location of Waste Disposal Facilities

G/D/1 Defined Urban Area

BE/2 Design Criteria for New Development

EM/2 Pollution

EM/3 Noise and New Development

EM/4 Contaminated Land

A/3 New Development – Access for Pedestrians and Disabled People

A/7 New Development – Access for Service Vehicles

A/8 New Development – Capacity of Highway Network

A/9 New Development – Access for general Traffic

A/10 New Development – Provision of Parking 

A/11 New Development – Transport Assessments

National and Regional Guidance:- 

Article 5 (2) EC Landfill Directive

PPS1 - Delivering Sustainable Development

PPG4  - Industrial and Commercial Development and Small Firms

PPS9 - Biodiversity and Geological Conservation

PPS 10 – Planning for sustainable Waste Management (July 2005)

PPS13 - Transport

PPG17 - Planning for Open Space, Sport and Recreation

PPS23 - Planning and Pollution Control

PPG24 - Planning and Noise

PPS25 - Development and Flood Risk

Relevant Site History:

07/49003 - Waste Resource Centre - Including Transfer Loading Station, Materials Recovery Facility and an In Vessel Composting Facility – granted.

08/50867 - Waste Resource Centre - Including Transfer Loading Station and In-Vessel Composting Facility - Revised Scheme – granted.

09/51817 - Variation of Condition 4 of Planning Permission D50867 relating to Noise Limitations - granted 

Consultation Responses:

Head of Highways and Engineering: no objections. The application is accompanied by a Transport Assessment and the calculated increase in the level of traffic generated by this proposal presents no significant increase. The 2018 predicted levels of traffic still operate within the capacity of the Chichester Street/Milnrow Road junction. 

Environmental Health: no objections. The likely increase in the number of vehicle movements is not likely to create a serious noise nuisance. Noises levels and hours of activity are already covered by other conditions which would be adequate to mitigate any potential nuisance.

United Utilities: no objection.

Environment Agency: no comments.

Strategic Housing Services: no comments to date. 

Derbyshire Gypsy Liaison Group: no comments received.

We’re Talking Homes: no comments received. 

Publicity Responses:

The application has been publicised by site notice and a large number of neighbour notifications. No objections have been received to date.  

Views of Officer:

The principle of handling waste materials on this site was established with the granting of the first application for a Waste Resource Centre in August 2007.

At the time of the original planning application (April 2007) it was not known if this site would be required to handle commercial waste as no strategic decision had been made about the existing waste facility at Entwisle Road. However, it has become apparent that the Entwisle Road site is to close and that there is a need to ensure that a trade waste facility is still available in Rochdale.  

Highway matters

Traditionally, commercial trade customers use typically transit vans or vehicles with trailers.  As commercial waste, by definition does not include industrial, agricultural or quarry waste, which will not be permitted at the site, it is unlikely that HGVs will be used to transport commercial waste.

The application is accompanied by a Transport Statement which takes account of the current number of commercial vehicles using the existing Entwisle Road site.  It concludes that:

· No modifications are required to the layout of the Resource Recovery Centre (RRC) and no additional staff are required;

· There would be no further detriment to highway safety and accessibility; and 

· The additional vehicle movements are marginal when compared to existing flows on the network and will therefore have negligible impact (see below).

Traffic Generation

Incoming vehicle records from the existing Entwisle Road site shows that for a week in July 2009 43 vehicles were recorded delivering commercial waste to the site. This equates to approximately 172 vehicles per month and it is expected that these vehicles would transfer to the Waithlands site following closure of the Entwisle Road site. If the vehicle movements are distributed evenly this would equate to 6 vehicles per day (6 arrivals and 6 departures). If these vehicles were then distributed evenly throughout the day then this would equate to less than 1 vehicle per hour. In reality, it is unlikely that the distribution of traffic will be spread out in such an equal manner and it is more realistic to assume peaks on certain days and at certain times. However, these peaks are unlikely to occur during the traditional weekday morning and evening peak periods. 

Data from the Entwistle Road site shows that the number of deliveries varies from day to day. The highest recorded number of deliveries to arrive in one day was 13 in one day (13 arrivals and 13 departures), however, this is unlikely to occur on a regular basis and has been used as a worst case scenario. The average of 6 deliveries per day is thought to be more typical. It is therefore considered that the traffic generation associated with the acceptance of trade

waste is insignificant especially during traditional peak periods.

Highway Impact

The enhanced Household Waste Recovery Centre (HWRC) on Chichester Street generates approximately 600 private vehicle movements per day. The new RRC is expected to generate a maximum of 164 vehicle movements per day. Therefore the combined number of vehicle movements associated with the two waste facilities on Chichester Street is slightly over 750. If 13 additional vehicles per day use Chichester Street to deposit commercial waste this would equate to a 1.3% increase in the volume of traffic accessing the waste facilities. It is considered that this would have no perceivable impact on site operations or highway capacity.

Junction capacity

As part of the original application for the newly constructed RRC capacity assessments were undertaken for the Milnrow Road/Chichester Street junction and the Liley Street/Molesworth Street junction. The full results of the capacity assessments are contained in the Transport Assessment as Appendix A. In summary the results of the 2008 and 2018 assessments indicated there was a significant amount of spare capacity on the network and queuing was negligible following redevelopment of the HWRC and construction of the RRC. The figures indicate that the highest Reserve Flow Capacity (an indicator of spare capacity on the network) during any peak period for the ‘2008 with development scenario’ was 0.623 with a queue of two vehicles during the Saturday peak period. It should be noted that the Reserve Flow Capacity and queue without development was 0.525 with a queue of one vehicle.

The 13 vehicles associated with the acceptance of commercial waste would not alter the results of the capacity assessments and therefore it is considered that the junctions can accommodate the slight increase in vehicle numbers.

In summary, there are no capacity issues on the network surrounding the site at present or in the future year of 2018 and it is considered that the acceptance of commercial waste will not have a significant impact upon the local highway.

Amenity of nearby residents

Commercial waste is defined under the Controlled Waste Regulations 1992.  Schedule 4 lists the waste defined as commercial waste, and it includes waste from an office or showroom, hotel, market or fair, court, government departments, street cleaning etc.  The commercial waste received is by definition non-hazardous and therefore free of any noxious materials.  Hazardous waste would not be accepted at the site. In view of this there would be no further detriment to nearby residents from odours. 

The original planning permission granted for the RRC was subject to conditions regarding hours of activity at the site, as follows

· There shall be no reception or dispatch of waste materials to or from the site except between the hours of 07.00 and 18.00 from Monday to Sunday unless otherwise agreed in writing by the Local Planning Authority.

· No handling of waste materials shall take place on the site except between the hours of 06.00 and 22.00 from Monday to Saturday and 07.00 and 18.00 on Sundays unless otherwise agreed in writing by the Local Planning Authority.

These conditions were imposed in order to mitigate any potential disturbance to residential properties in the vicinity of the site and in particular the residents of the Roch Vale Caravan Park which lies close to the western boundary of the site. 

The applicant was asked about the necessity to accept trade waste on Sundays and their response is as follows:

“Although Sundays will experience a reduced volume of commercial waste traffic in comparison to the other days, it is necessary to have a facility available for waste operations as Viridor have no control over commercial waste collections or deliveries.  If the facility was to close on Sundays, there would be no available facilities in Rochdale for the deposit of commercial waste meaning businesses would have to travel outside the Borough of Rochdale which would contradict the waste proximity principle.  The worst case scenario would be an increase in fly-tipping of commercial waste would occur within the Borough due to no available facilities.”

Summary

· The site is within the Defined Urban Area and the development therefore complies with Policy G/D/1 (Defined Urban Area) of the UDP.

· The proposal will improve the quality and range of community facilities and would have no unacceptable impact on the quality of the local environment and would be accessible to the local community in accordance with Policy G/W/1 (Waste Management) of the UDP.

· There would not be an unacceptable impact on the amenity of nearby dwellings by reason of noise, vibration, dust, smells, litter, vermin, air pollution water pollution, landfill gas migration or other nuisance. This accords with policies W/3 (Criteria for Location of Waste Disposal Facilities), EM/2 (Pollution), EM/3 (Noise and New Development) and EM/4 (Contaminated Land) of the UDP.

.
· The Information provided with this application, together with information on the original planning application, indicates that there would be no detriment to highway safety and this accords with policies W/3 (Criteria for Location of Waste Disposal Facilities) BE/2 (Design Criteria for New Development) A/3 (New Development – Access for Pedestrians and Disabled People), A/7 (New Development – Access for Service Vehicles), A/8 (New Development – Capacity of Highway Network), A/9 (New Development – Access for general Traffic), A/10 (New Development – Provision of Parking), and A/11 (New Development – Transport Assessments) of the UDP.

The development also complies with the national and regional advice listed above and the application is recommended for approval.

Delegation Scheme:

The views of the Township Planning Sub Committee are sought but the application must be determined by the Regulatory Committee in accordance with the Council’s Delegation Scheme as this application seeks a variation to a decision that was previously made by the Regulatory Committee.


______________________________________________
	
	




	Application Number
	Application Type
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	09/D52343
	Full Planning Application
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	VARIATION OF CONDITION 1 OF PLANNING PERMISION D49540 TO ALLOW TIPPING AND RESTORATION WORK TO BE EXTENDED FOR A FURTHER 2 YEARS


	STAND LEES FARM, ASHWORTH ROAD, HEYWOOD, OL11 5UN


	For:- 
	MR STEPHEN DALE

	Received
	14-Aug-2009


	RECOMMENDATION

	Grant Permission subject to conditions

	


Condition(s) and Reason(s):

1. The permission hereby granted shall relate to the area bounded by the red line on the approved location plan and shall have a duration of 2 years from the date of implementation of this permission.  At the end of this period the importation of waste shall have been completed, restoration shall have taken place and all temporary buildings hereby permitted shall be removed from the site. 

Reason:To ensure that the development is completed and the land is restored within a reasonable time scale in accordance with Rochdale Unitary Development Plan policy W/4 – Operation and Restoration of Waste Disposal Sites.

2. The development shall be carried out in full accordance with planning application details 99/D36865, approved operational statement reference SEB/CL/99/M1582/PA and approved plans SSL/5567A/200/1/1/SEC; SSL/5467A/200/1/1/ PROP; 99/1582/PA; unless otherwise set out in the conditions stated below which shall at all times take precedence. 

Reason: For the avoidance of doubt and in order to ensure a satisfactory standard of development in accordance with policies of the Rochdale Unitary Development Plan as listed below on this decision notice.

3. A copy of the planning permission and any agreed variations, together with all the approved plans shall be kept available at the site office at all times. 

Reason: To ensure that all site operators are aware of the details of the planning permission in compliance with the requirements of Rochdale Uniatry Development Plan policy W/4 – Operation and Restoration of Waste Disposal Sites.

4. Access to and egress from the site shall be via the farm track which forms the route of public footpath No. HeyFp22 and Ashworth Road. 

Reason: In the interest of highway safety in compliance with Rochdale Unitary Development Plan Policies W/4 – Operation and Restoration of Waste Disposal Sites and  A/7 – Access for Service Vehicles.

5. Footpath HeyFp22 and all other public Rights of Way adjoining the development shall remain open for access for the durarion of the operation and free from obstructions, which would cause hindrance to users.

Reason: In the interests of public amenity and to protect existing Rights of Way in accordance with Rochdale Unitary Development Plan policy A/13 – Local Walking Route Network.

6. Footpath HeyFp22 shall be maintained to a walkable standard for the duration of operations and shall be reinstated on completion of the development.  A protective fence shall be erected to either side of the footpath and maintained for the duration of operations.

Reason:  In the interests of public amenity and to protect existing Rights of Way in accordance with Rochdale Unitary Development Plan policy A/13 – Local Walking Route Network.

7. The waste materials to be deposited on site shall be non-oily, chemically and biologically stable and shall not include any biodegadable or putrescible materials such as timber, paper, plasterboard, plastic and road sweepings nor any potentially polluting or hazardous materials. 

Reason: To ensure protection of watercourses and the water environment of Biological Heritage Site BHS 81SW02 Ashworth Valley and Deeply Vale in accordance with Rochdale Unitary Development Plan policies W/4 – Operation and Restoration of Waste Disposal Sites and NE/2 – Designated Sites of Ecological and Geological /Geomorphological Importance.

8. All waste material deposited within the approved site boundary shall be layered at not more than 300mm depths and compacted. 

Reason: To ensure protection of watercourses and the water environment of Biological Heritage Site BHS 81SW02 Ashworth Valley and Deeply Vale in accordance with Rochdale Unitary Development Plan policies W/4 – Operation and Restoration of Waste Disposal Sites and NE/2 – Designated Sites of Ecological and Geological /Geomorphological Importance.

9. There shall be no discharge of foul or contaminated drainage from the site into either groundwater or any surface water, whether direct or via soakaways. 

Reason: To ensure protection of watercourses and the water environment of Biological Heritage Site BHS 81SW02 Ashworth Valley and Deeply Vale in accordance with Rochdale Unitary Development Plan policies W/4 – Operation and Restoration of Waste Disposal Sites and NE/2 – Designated Sites of Ecological and Geological /Geomorphological Importance.

10. Any facilities for the storage of oils, fuels or chemicals shall be sited on impervious bases and surrounded by impervious bund walls.  The volume of the bunded compound should be at least equivalent to the capcacity of the tank plus 10%.  All filling points, vents, gauges and sightglasses must be located within the bund.  The drainage system of the bund shall be sealed with no discharge to any watercourse, land or underground strata. Associated pipework should be located above ground and protected from accidental damage.  All filling points and tank overflow pipe outlets should be detailed to discharge downwards into the bund. 

Reason: To ensure protection of watercourses and the water environment of Biological Heritage Site BHS 81SW02 Ashworth Valley and Deeply Vale in accordance with Rochdale Unitary Development Plan policies W/4 – Operation and Restoration of Waste Disposal Sites and NE/2 – Designated Sites of Ecological and Geological /Geomorphological Importance.

11. There shall be no storage of skips, transferring or burning of waste on the site. 

Reason: In the interests of pollution prevention and to protect local amenity in compliance with Rochdale Unitary Development Plan policy W/4 – Operation and Restoration of Waste Disposal Sites.

12. The site operator shall upon request provide to the Local Planning Authority a report or statement indicating the total number of vehicles entering and depositing waste at the site for the duration of the planning permission hereby approved.

Reason: In the interests of local amenity and to enable the Local Planning Authority to monitor the development in compliance with Rochdale Unitary Development Plan polcy W/4 – Operation and Restoration of Waste Disposal Sites.

13. Except in cases of emergency, all operations pursuant to this permission shall only be carried out during the following hours:-  Monday to Friday 0730 - 1830 hours, with no operations on Saturdays, Sundays or on Bank or Public Holidays.

Reason: In the interests of local amenity in compliance with Rochdale Unitary Development Plan policy W/4 - Operation and Restoration of Waste Disposal Sites.

14. Notwithstanding the provisions of Schedule 2 of the Town and Country Planning Act (General Permitted Development) Order 1995, no fixed plant or buildings other than those hereby permitted shall be erected or stored on the site without the prior written approval of the Local Planning Authority. 

Reason: In the interests of local amenity and to allow the Local Planning Authority to control development on site in compliance with Rochdale Unitary Development Plan policy W/4 - Operation and Restoration of Waste Disposal Sites.

15. All available topsoil and subsoil shall be stripped from any areas which are to be used for waste disposal and stored until required for restoration purposes in the locations indicated on the approved plan No. SSL/5567A/200/ 1/1/SEC; SSL/5467A/200/1/1/PROP; 99/1582/PA.  No plant or vehicle shall cross any areas of unstripped topsoil except for the purposes of stripping operations. 

Reason: To ensure that soil resources are retained for use in the subsequent restoration of the site in compliance with Rochdale Unitary Development Plan policy W/4 - Operation and Restoration of Waste Disposal Sites.

16. The operator shall take all reasonable precautions to prevent the mixing of topsoil, subsoil and any soil making materials which shall be stored separately in mounds until required for the purposes of restoration. 

Reason: To ensure that soil resources are separately stripped and stored and that sufficient material is available to provide an adequate depth of cover in compliance with Rochdale Unitary Development Plan policy W/4 - Operation and Restoration of Waste Disposal Sites.

17. Topsoil, subsoil and soil making mounds shall be constructed with only the minimum amount of compaction necessary to ensure stability, graded, seeded with a suitable grass seed mixture, maintained and managed until required for the purposes of restoration. 

Reason: To ensure that soil resources are not damaged during initial stripping and storage in compliance with Rochdale Unitary Development Plan policy W/4 - Operation and Restoration of Waste Disposal Sites.

18. No topsoil, subsoil or recovered soil making material shall be removed from the site and all resources shall be used in the subsequent restoration of the site. 

Reason: To ensure that all soil resources are retained for use in subsequent restoration of the site storage in compliance with Rochdale Unitary Development Plan policy W/4 - Operation and Restoration of Waste Disposal Sites.

19. Prior to the spreading of subsoil the surface levels shall be checked by competent land surveyors and markers shall be erected to indicate the approved final levels.  Findings of the survey shall be submitted to the Local Planning Authority. 

Reason: To ensure proper restoration of the site storage in compliance with Rochdale Unitary Development Plan policy W/4 - Operation and Restoration of Waste Disposal Sites .

20. Operations involving soil replacement and cultivation treatments shall only be carried out when the full volume of soil involved is in a dry and friable condition. 

Reason: To ensure that soil resources are not damaged during stripping and replacement operations in compliance with Rochdale Unitary Development Plan policy W/4 - Operation and Restoration of Waste Disposal Sites.

21. The final layers of tipped material shall consist of permeable and obstruction free material.  This shall be laid to a depth of not less than 1 metre (where depth of tipped material will permit), and consist of not less than 115mm of topsoil and 850mm of subsoil or soil making material unless otherwise agreed in writing with the Local Planning Authority. 

Reason: To ensure that the site is restored to an appropriate standard for agriculture in compliance with Rochdale Unitary Development Plan policy W/4 - Operation and Restoration of Waste Disposal Sites.

22. The 850mm depth of replaced subsoil or soil making material shall be free of large solid objects likely to obstruct subsequent cultivation.  The material shall be thoroughly ripped so that any compacted layers are effectively broken up before the placement of topsoil. The topsoil shall then be cultivated to a suitable tilth to provide a seedbed and sown with an agricultural ley seed mixture to be approved in writing by the Local Planning Authority.

Reason: To ensure that the site is restored to an appropriate standard for agriculture in compliance with Rochdale Unitary Development Plan policy W/4 - Operation and Restoration of Waste Disposal Sites.
Reason for Recommendation:

1. It has not been possible to complete the authorised tipping and after treatment and restoration works within the previously approved period, and an extension of time is therefore required during which these activities can be completed in order to ensure a satisfactory and complete form of development in accordance with the aims and objectives of Rochdale Unitary Development Plan policies D/4 – Control of Development in the Green Belt – General, W/3 – Criteria for Location of Waste Disposal Facilities, and W/4 – Operation and Restoration of Waste Disposal Sites.
_________________________________________


Report

As this proposal relates to a tipping operation under the Scheme of Delegation it is being reported to Rochdale Township Planning Sub Committee for members’ views and then to the next meeting of the Regulatory Committee for a decision. 

Site:

This site, which has an area of 0.88 hectares, is located at the head of what was formerly a steep sided tributary valley running from Yates Farm, Norden at north west to Stand Lees Farm at south east. To the west of the site lies Deeply Hill, and the access track to Stand Lees Farm runs along the eastern boundary of the site.  Surrounding high ground conceals the site from Ashworth Road to the east, Edenfield Road to the north and from Deeply Vale to the west.  It can, however be seen from public footpaths which cross surrounding moorland and those which pass through the site itself.  Land to the north and west of the site is rough pasture land, but land to the south and east has already been reclaimed to provide a better quality pasture.

Proposal: 

The proposal is for an extension of time to complete the landfill development granted under planning permission D36865.  The original permission restricted the duration of operations to a period of three years which expired in March 2003.  It involved the importation of some 25,000 cubic metres of inert/construction industry waste in order to reclaim a waterlogged area for the purposes of agriculture.  The work was ordered in four phases working from south to north, but in practice filling has taken place in a different order.  It was a condition of the planning permission that all materials brought onto site are screened to recover soil making materials that are then stored for use in final restoration, and screening machinery is kept on site for this purpose.

The original 3 year period granted for completion of the landfill and restoration works proved insufficient because of a lower than expected rate of infill with works reaching the third of four phases by the time the original permission expired.  An extension of time for a further three years was approved in 2003.  However, there were periods of inactivity on site when fill material was not available and also during inclement weather and further 2 year periods were granted in 2005, and again in 2007.  This application is for the variation of the time limit condition for a further 2 years to enable tipping and restoration to be completed. 

Policy Background:
The site lies within the Green Belt in the Rochdale Unitary Development Plan and the following policies apply:-

D/4 
Control of development within the Green Belt – General

W/3 
Criteria for location of waste disposal facilities

W/4 
Operation and restoration of waste disposal sites

A/7      New Development  - Access for Service Vehicle

A/13    Local Walking Route Network 

NE/2
Designated Sites of Ecological and Geological/Geomorphological 
Importance.

Site History:

1988 
Cease Landfill (Enforcement Notice) (ENF 675).

1990
Access and Landfill
- Refused, Appeal Dismissed (D23061)1994
Prosecution -
Quashed.

2000
Landfilling – Approved (D36865).

2003   Renewal of permission for landfill – Approved (D41414).

2005   Renewal of permission for landfill – Approved (D45290).

2007   Renewal of permission for landfill – Approved (D49540).

Publicity Responses:

The application has been advertised in the press, on a site notice and notification sent to occupiers of nearest properties and the Birtle Trust.  At the time of preparation of this report no representations had been received. 

Consultation Responses:

Head of Highways and Engineering - no objection.

Environmental Health – commenting on previous application recommended that an advisory/informative letter be sent with any renewal of permission covering the following points:

· The applicant’s attention is drawn to the separate requirement that a Waste Management Licence, or continued exemption therefrom, needs to be obtained from the Environment Agency in addition to any planning permission.

· The need for the site operator to maintain good records of material deposited so that it can be demonstrated that the site has been operated in accordance with the planning conditions.

· Demonstration by the operators that the site has been completed in accordance with the conditions.  This could be a photographic record of the depth of material put down and confirmation that sufficient suitable cover material is stockpiled on site.  It is suggested that the operator should inform the Council when site restoration works are to commence so that the site can be visited and methods and validation can be agreed.

· As part of the Council’s inspection duties under Part IIA of the Environmental Protection Act 1990 significant contamination problems are required to be identified, and the Environmental Health service is to carry out a review of all sites.  Good information on file, including that provided by the operator, will make it easier to assess the risks, if any, for this site.

Environment Agency – at the time of preparation of this report no response had been received.  Any response received before the Committee meeting will be reported verbally.  The Agency indicated on the last application that they had no objection in principle but asked that a condition be included in any planning permission should include a condition that only inert materials be deposited on the site. 

Rossendale Borough Council – no objection.

Views of Officer:

Landfilling operations occurred sporadically at Stand Lees Farm for a period of 10 years prior to the grant of planning permission in 2000.  Much of the work was permitted by virtue of the General Permitted Development Order, and did not require specific approval by the Local Planning Authority.  Cumulative uncontrolled deposits of waste over this period had resulted in an unacceptable landform and exacerbated the existing drainage problems within and adjacent to the site.  The approved scheme was designed to resolve these issues.
Work commenced on the approved scheme immediately upon the grant of the original planning permission in March 2000.  Long periods of inactivity during inclement weather in winter months combined with lack of suitable tip material slowed operations to such an extent that an extension of the time limit for completion of the scheme was granted in 2003, 2005 and 2007.  Contrary to expectations these constraints on filling activity have continued to apply. Despite the last extension of time inclement weather conditions and a shortage of suitable fill have again meant that tipping and restoration has still not been completed. Poor weather conditions last year and again this Summer have led to periods of inactivity on this very exposed site when it has not been possible for vehicles to gain access because of extremely muddy conditions which cause vehicles to either slip or get stuck. Of more significance is the severe shortage of suitable fill material because of the down turn in the construction industry over the past two years.

Since the last extension of time was granted in 2007 a number of officer visits have been made to monitor progress of operations on site.  Filling operations are substantially complete, and areas to the north and east have been completed, graded to final levels and grassed and have grazing cattle on them.  A small excavated area approximately 4 metres deep remains close to the western boundary of the tip area.  Shale has been extracted from this area and used to stabilise the final layer of restoration.  Stockpiles of restoration material and shale are located across the site.  Apart from backfilling the area of shale extraction there is relatively little requirement for fill material to be brought onto the site.  The remaining works to complete the site are mostly grading restoration materials out to merge with the gently rising levels of the existing finished area to the north and east. The applicant considers that even given constraints of weather and availability of infill material the little remaining infill and restoration to remaining areas could be carried out within a further two years. I agree with this view and therefore recommend that a variation of the time limit condition to allow a further two years for the completion of the scheme be granted.  This would be subject to the same conditions previously imposed.  As requested by the Environmental Health Officer, if permission is granted the decision notice would be accompanied by a letter reminding the applicant of Environment Agency requirements, the keeping of site records, and the need for liaison with Council officers regarding monitoring of site completion.

Delegation Scheme: 

In accordance with the Scheme of Delegation as this application relates to the deposit of waste it is being reported for Members’ views only.  These will be reported to Regulatory Committee who will make the decision on the application.



______________________________________________


PLANNING APPLICATIONS TO BE CONSIDERED


BY THE ROCHDALE TOWNSHIP PLANNING


SUB COMMITTEE 





DATE: 22 SEPTEMBER 2009











