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Report to:   Planning and Licensing Committee Date:         28th March  2017   

Report of: Director of Economy Author: See individual agenda reports

1. PURPOSE OF REPORT 

1.1 To provide recommendations to the Committee on planning applications or related 
consents submitted to the Council and requiring the consideration and/or 
determination of the Committee in accordance with the Council’s approved Scheme 
of Delegation.

1.2 To provide information on any other planning or development related matters which 
may affect the work of the Committee.

2. RECOMMENDATIONS

2.1 Recommendations in respect of individual planning applications are as detailed in the 
following papers.

3. STATUTORY IMPLICATIONS

3.1 The submitted applications on this agenda are to be determined in accordance with 
the provisions of relevant legislation, including the Town and Country Planning Act 
1990, Planning (Listed Buildings and Conservation Areas) Act 1990, Planning and 
Compensation Act 1991, Planning and Compulsory Purchase Act 2004, Planning Act 
2008, Localism Act 2011 and the Town and Country Planning (Development 
Management Procedure) (England) Order 2015 together with any Directions and 
Regulations which support that legislation.  

3.2 Planning law requires that applications be determined in accordance with the 
development plan unless material considerations indicate otherwise.  Where 
relevant, any such material considerations will be referred to in the report.

    The Development Plan

3.3 All planning applications referred to in this report have been assessed against the 
relevant policies and proposals of the development plan for the Borough (currently 
the adopted Rochdale Core Strategy and any saved policies of the Rochdale Unitary 
Development Plan 2006) and Supplementary Planning Documents or Guidance 
adopted by the Council.  
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National Planning Policy Framework (NPPF)

3.4 In addition, in assessing the submitted planning applications, there is a requirement 
to have regard to relevant national policies as set out within the National Planning 
Policy Framework (NPPF) the policies of which are a material consideration.  Where 
relevant, the provisions of the NPPF and any other relevant national guidance will be 
referred to in the report.

4. RISK ASSESSMENT IMPLICATIONS 

4.1 The Council has adopted a Code of Conduct for Members and Officers dealing with 
Planning Matters.  Members and Officers are required to have full regard to the Code 
in discharging their responsibilities and duties in relation to planning matters on 
behalf of the Council.  The Code seeks to ensure that all decision making is 
governed by an open and transparent process and represents a standard against 
which the conduct of Officers and Member sitting on the Committee will be judged.  

4.2 A Declaration of Member Interests Register is taken prior to the commencement of 
the Committee meeting.  Advice on whether any Member sitting on the Committee 
ought to declare any interest on any item on the submitted agenda should be 
obtained from the Head of Legal and Democratic Services or the Head of Planning.  

4.3 The Council’s Standards Committee will monitor the operation of this Code of 
Conduct.   

5. EQUALITIES IMPACTS

5.1 The above Acts require Local Planning Authorities to consider planning applications 
on their individual merits having regard to the development plan and other material 
planning considerations.

5.2 The Equality Act 2010 protects people from discrimination on the basis of certain 
characteristics which are known as protected characteristics.  These protected 
characteristics are Age, Disability, Gender Reassignment, Marriage or Civil 
Partnership, Pregnancy and Maternity, Race, Religion or Belief, Sex (Gender), 
Sexual Orientation, socio-economic status and Carer.

5.3 In applying the Equality Act 2010, the Council is required to consider the effects of its 
decisions on different groups protected from discrimination, including a duty to make 
reasonable adjustments.  In taking account of all material planning considerations, 
including Council policy as set out in the Core Strategy, Unitary Development Plan 
and the National Planning Policy Framework, the Director of Economy has concluded 
all opportunities to promote equality through the planning process have been taken, 
or where adjustments cannot be made, these are justified on the basis of the 
planning merits of the development proposal.  

5.4 The Rochdale and District Disabled Access Working Group may comment on 
relevant planning applications. Where comments are received, these will be included 
within the reported to Committee.  Consideration is given in designing access when 
dealing with the planning applications. Where applicable, any issues relating to these 
matters or other equal opportunity matters will be referred to in individual planning 
application reports.
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6.      Human Rights Act 1998 considerations

6.1   The submitted applications need to be considered against the provisions of the 
Human Rights Act 1998.  Under Article 6, the applications (and those third parties, 
including local residents, who have made representations) have the right to a fair 
hearing and to this end the Committee must give full consideration to their 
comments.

6.2 Article 8 and Protocol 1 Article 1 confer(s) a right of respect or a person’s home, 
other land and business assets.  In taking account of all material considerations, 
including Council policy as set out in the Unitary Development Plan, the Director 
(Economy and Environment) has concluded that some rights conferred by these 
Articles on the applicant(s)/objectors/residents and other occupiers and owners of 
nearby land that might be affected may be interfered with but that that interference is 
in accordance with the law and justified by being in the public interest and on the 
basis of the planning merits of the development proposal.  He believes that any 
restriction on these rights posed by approval of the application is proportionate to the 
wider benefits of approval and that such a decision falls within the margin of 
discretion afforded to the Council under the Town and Country Planning Acts.

Background Papers

      The background papers relevant to the planning applications to be considered on this agenda 
will include:-

1.  The Planning application file and its contents which will include:

i)  The planning application form and supporting information, together with scaled 
drawings/plans and relevant statutory certificates.

ii) Letters of response from statutory and other consultees who may have been consulted 
or commented on the planning application

iii) Letters and documents received from interested parties.
iv) Notes of telephone conversations, meetings and any information received and of 

relevance to the submitted proposal
 

2. For any previous planning application referred to in the agenda report or in the application 
file, the planning application forms and the decision on that proposal

3. Such other papers (if any) received after the preparation of individual reports on planning 
applications on this agenda (to be reported verbally at the meeting).

       4. Any other guidance or procedural documents adopted by the Council and of relevance to 
the recommendation and/or determination of any submitted planning applications or related 
consents

For further information about this report, or if you wish to see any background
papers please contact: Sharon Hill, Senior Business Support Officer, Economy  Directorate, Floor 
3, Number One Riverside, Smith Street, Rochdale, OL16 1XU.

Telephone (01706) 924305 or via the online planning services at: 
http://www.rochdale.gov.uk/planning
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Planning and Licensing Committee UPDATE Report 28th March 2017

AGENDA ITEM 3(a) (page 8) - 16/000478/FUL – Land at Bamford Old Hall

Representations

Following the publication of the agenda, 6 additional letters of objection and 10 additional 
letters of support have been received.  The letters of objection and support are summarised 
below: - 

Objection  

 The greenbelt land by Jowkin Lane is the subject of potential destruction by 750  
executive homes as part of development in the Greater Manchester Spatial 
Framework.  Neither of these developments would provide affordable housing, 
something the country badly needs and will lead to the loss of significant greenspace 
with its incredible recreational and amenity value.  

 I have studied the original application and this revised application and do not 
understand how this hideous development could be considered "significant" in 
architectural terms and thus warrant a further reduction of our greenbelt.   I am 
strongly in favour of innovation but this design is simply a large glass fronted box with 
no architectural merit whatsoever.

 I feel sure that there are other brownfield sites within the borough on which this 
development could take place.

 The structure as proposed does not sit comfortably within its surroundings nor in 
close proximity to existing buildings which are of a totally different construction and 
character. It resembles a commercial building rather than a sympathetically proposed 
private dwelling and it is therefore completely out of character with its surroundings.

 There can be no 'special circumstances' here. The application is for the construction 
of a single dwelling and as such does not represent the recognised problem (locally 
and nationally) of shortage of housing stock.

 RMBC should look imaginatively at its housing development strategy and develop 
only those sites that will benefit from development.

 RMBC should do all it can to protect its Green Belt and allow development only in the 
most extreme cases where an applicant can demonstrate that there is an imperative 
need for what is proposed.

 The house is in fact an example of modern brutalism to the detriment of the 
surrounding countryside which has been formally deemed sacrosanct and protected 
for the public enjoyment.

Support 

 The applicant has put together a comprehensive application covering all aspects of 
the development and was surprised at its rejection initially. 

 The benefits of the proposal would be the preservation of this historical site.
 I think the wildlife and heritage preservation together with an eco-family dwelling 

would fit well.
 Surely if this application is rejected once again, the land will be left idle to grow wild 

and will be open to trespassers across farming land which surely will be worse.
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 It is an eco friendly build, on family owned land, settled within fields away from the 
main road and would appear to enhance the area of this land whilst causing no 
obstruction to anyone.

 I really like the idea of the restoration of the Ice House particularly if it can be opened 
up to visitors.

AGENDA ITEM 3(b) (page 37) – 16/01556/REM – Land at Hollin Lane, Middleton 

The committee report for the above application detailed a number of areas in which an 
update was to be provided prior to the committee meeting. The areas are discussed in turn 
below with a brief update provided in relation to each:

Electricity substation - A plan of the proposed electricity substation has now been submitted 
for review.  The substation is small in scale and is of simple functional design. The siting of 
the substation adjacent to the eastern boundary of the site with landscaping to the north, 
east and west means that it would not be highly visible within the street scene and 
landscaping in the immediate vicinity of the substation would also soften its appearance. It is 
not considered that the proposed electricity substation would result in an unacceptable 
detrimental impact on the character and appearance of the development or that of the 
surrounding area and would accord with Core Strategy policy P3 in terms of its design and 
layout.

Boundary treatments/Noise - Following the concerns raised in relation to the height of the 
boundary treatments the 2.6m high boundary treatments at various plots along the site have 
been reduced to 2.2m. The agents have confirmed that this reduction in height will result in 
an exceedance by more than 3dB in noise levels within garden areas for plots 1, 11, 12, 13, 
28, 51 and 66. That said the provision of 2.6m high acoustic walling in these locations would 
result in an unacceptable impact on the character of the development and would be 
overbearing and dominant in the street scene. The 2010 government document ‘Noise 
Policy Statement for England) sets out that that all reasonable steps should be taken to 
mitigate adverse effects on health and quality of life whilst also taking into account the 
guiding principles of sustainable development and goes onto say that this does not mean 
that such adverse effects cannot occur. DCLG guidance on noise also talks about other 
considerations to mitigating the impact of noise on residential development including 
proximity to relatively quiet, external publically accessible amenity space such as a public 
park. Having regard to this and taking into account the existing character of the area; the 
presence of existing dwellings at close proximity to the road as well as the importance for 
high quality development to be provided; the proximity to Hopwood woods and the public 
open space that would be provided as part of the development it is considered that on 
balance the proposed noise mitigation measures proposed are acceptable.

2.5 storey units  - An indicative street scene elevation has been provided showing what the 
Hollin Lane Street scene could look like following the implementation of the development 
and includes 2 of the 2.5 storey units. The plan shows that the 2.5 storey units would project 
significantly above the adjacent 2 storey units and would not add any particular interest or 
character to the street scene. As such a condition is recommended requiring a scheme for 
the substitution of house types for the 2.5 storey plots.

Permitted development rights - Concerns have been raised in relation to future alterations to 
properties by way of dormer extensions resulting in a significant change to the overall design 
and appearance of the scheme. The agents have confirmed that the loft space within the two 
storey dwellings does not lend itself well to conversion and whilst the comments from the 
agents are acknowledged a condition is recommended to remove permitted development 
rights in relation to dormer extensions. The condition will also remove permitted 
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development rights in relation to side extensions and will mean that any proposed side 
extensions or dormers would require a further grant of planning permission and would 
therefore allow the Local Authority to assess any design, amenity and highways issues 
which may arise.

Planting schedule - A detailed planting plan has been provided and has been reviewed by 
the councils trees and woodland development officer who has confirmed that the species 
mix proposed is acceptable.

Highway widths - The committee report set out that some of the roads within the site would 
fall short of the 5.5m width required for adoption purposes. Since then an updated plan has 
been received which details all roads to be 5.5m in width with footways of 1.8m and as such 
now falls within adoptable standards. The development is therefore considered appropriate 
in terms of access and parking, and would meet the requirements of Core Strategy policies 
T1 and T2 and the NPPF. The condition removing permitted development rights will ensure 
that no side extensions are erected over parking areas without the prior grant of planning 
approval and consideration of potential impacts on highways and parking provision. 

Access to bin storage areas for terraced dwellings - The committee report set out that 
changes had been requested to access to bin storage areas for the terraced dwellings within 
the development. This was to introduce access to the side of the middle properties to 
overcome potential issues of the access ways round the rear gardens of adjacent properties 
being unused and bins being left at the house frontage. The applicants have advised that 
“From a design perspective and as a company nationwide, the provision of ginnells within 
Taylor Wimpey developments are not feasible. Where possible, Taylor Wimpey look to 
design out the need for rear access paths, however to create a solid street scene and 
adhere to simple urban design principles they are necessary where runs of 3 or more 
dwellings are provided whilst, using ginnells for the movement of bins would detract from the 
streetscene, breaking up the solid and continuous feature. It is also worth noting that where 
we do provide rear access paths (and have done in the Rochdale Borough before), these 
are gated and lockable to prevent any potential anti-social issues.”

Public Open Space  - An updated public open space plan has been provided which provides 
a breakdown of the provision proposed across the site. The plan confirms that the more 
usable area of space to the north of the site extends to approximately 1.8 hectares. This 
does also include some of the landscaped areas along the eastern and western boundaries 
which are considered to be more incidental landscaped areas rather than public open space 
but it is clear from the breakdown provided that the usable public open space proposed at 
the site is in excess of the 0.36 hectares required by the ‘Provision of Recreational Open 
Space in New Housing SPD’

Surface Water storage area - The agents have confirmed that the surface water storage 
area towards the south of the site would be a combination of underground oversized pipes 
and open attenuation basins. The agents have confirmed that the open areas will be basins 
rather than ponds. The intention is for them to be dry most of the time and they will only be 
filled in storm conditions for short time periods. 

United utilities - Since the committee report was published updated consultee comments 
have been received from United Utilities who have confirmed they have no objections to the 
proposals shown on the submitted drainage layout plan.

Greater Manchester Archaeological Service (GMAAS) - Since the committee report was 
published, a consultation response has been received from GMAAS who have advised that 
further information is required in respect of condition 23 of the outline consent which related 
to the implementation of a programme of archaeological works in accordance with a written 
scheme of investigation first to be agreed in writing with the LPA. As such condition 23 of the 
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outline consent remains outstanding and will be dealt with outside of this reserved matters 
application as a future discharge of condition application.

Viability - As set out in the committee report, the viability appraisal is being reviewed by 
consultant surveyors. At present there is some discrepancy in relation to the affordable 
housing contribution and an agreed position has not yet been reached. The viability 
appraisal will be concluded as part of the S106 agreement attached to the outline consent 
and outside of this reserved matters application.

Conditions

As a result of the amendments and additional information provided, two new conditions 
(condition 9 – permitted development and condition 10 – 2.5 storey units) are recommended 
and conditions 1 (plans) and 8 (noise) have been updated to make reference to amended 
plans and updated documents.

1. This permission relates to the following plans:

20218-LP01 – Location plan
20218-PL01 Revision F – Planning layout

D6024.016C – Boundary details, sheet 1
D6024.017B – Boundary details, sheet 2
D6024.003D – Landscape proposals
D6024.026 – Detailed planting plan – overall plan

D6024.044 – Public open space areas
ENDSS0021D – Standard close coupled substation 
30255/1 – Highway and Drainage layout
D6024.013B – Open space biodiversity enhancements

PD32/6/PL1.V1 – The Aldenham, Village Heart 
PD32/6/PL1.R1 – The Aldenham, Rural Edge

PB35G/6/PL1.V1 – The Alton (G), Village Heart, Version 1
PB35G/6/PL1.V2 – The Alton (G), Village Heart, Version 2
PB35G/6/PL1.R1 – The Alton (G), Rural Edge

PA30/6/PL1.V1 – The Dadford, Village Heart
PD49/6/PL1.S1 – The Downham, St Annes
PD49/6/PL1.V1 – The Downham, Village Heart
PD49/6/PL1.R1 – The Downham, Rural Edge

PD412/6/PL1.S1 – The Evesham, St Annes, Version 1
PD412/6/PL1.V1 – The Evesham, Village Heart
PD412/6/PL1.R1 – The Evesham, Rural Edge

PA33/6/PL1.S1 – The Flatford, St Annes
PA33/6/PL1.V1 – The Flatford, Village Heart

PA34/6/PL1.S1 – The Gosford, St Annes 
PA34/6/PL1.V1 – The Gosford, Village Heart, Version 1

PD411/6/PL1.S1 – The Haddenham, St Annes
PD411/6/PL1.R1 – The Haddenham, Rural Edge, Version 1
PD411/6/PL1.R2 – The Haddenham, Rural Edge, Version 2
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PT42/6/PL1.S1 – The Kentdale, St Annes, Version 1
PT42/6/PL1.S2 – The Kentdale, St Annes, Version 2
PT42/6/PL1.V1 – The Kentdale, Village Heart
PT42/6/PL1.R1 – The Kentdale, Rural Edge, Version 1

PT44/6/PL1.S1 – The Lindale, St Annes Gateway
PT44/6/PL1.V1 – The Lindale, Village Heart
PT44/6/PL1.R1 – The Lindale, Rural Edge, Version 1
PT44/6/PL1.R2 – The Lindale, Rural Edge, Version 2

PA42/6/PL1.S1 – The Lydford, St Annes
PA42/6/PL1.V1 – The Lydford, Village Heart
PA42/6/PL1.R1 – The Lydford, Rural Edge, Version 1
PA42/6/PL1.R2 – The Lydford, Rural Edge, Version 2

PT310/6/PL1.S1 – The Milldale, St Annes
PT310/6/PL1.V1 – The Milldale, Village Heart, Version 1
PT310/6/PL1.V2 – The Milldale, Village Heart, Version 2

The development shall be carried out in complete accordance with the approved drawings.

Reason: For the avoidance of doubt and to ensure a satisfactory standard of development in 
accordance with the policies contained within the adopted Rochdale Core Strategy, the 
saved Rochdale Unitary Development Plan and the National Planning Policy Framework. 

8. The development hereby permitted shall be carried out in accordance with the 
Addendum Noise Impact Assessment, ref: AC102542-2R2 dated 23rd March 2017. 
The acoustic boundary treatments as detailed within the report shall be installed prior 
to first occupation of the development and retained as such thereafter.

Reason: To safeguard the amenity of future occupants of the development hereby 
approved in accordance with policies G9 and DM1 of the adopted Core Strategy and 
the National Planning Policy Framework.

9. Notwithstanding the provisions of Schedule 2, Part 1 Classes A and B of the Town 
and Country Planning (General Permitted Development) Order 2015 (or any Order 
revoking, re-enacting or modifying that Order) no side extensions or dormer windows 
shall be added to the dwellings without the express permission of the Local Planning 
Authority.

Reason: To safeguard the amenities of the occupiers of surrounding dwellings and to 
ensure adequate provision for off street car parking is retained in accordance with the 
requirements of policies DM1, T1 and T2 of the adopted Rochdale Core Strategy, the 
Guidelines and Standards for Residential Development Supplementary Planning 
Document and the National Planning Policy Framework.

10. Notwithstanding the submitted plans, no above ground works shall take place until a 
scheme for the provision of alternative house types at plots 12, 13, 26, 27, 29, 30, 39, 
40, 44, 45, 58 and 59 has been submitted to and approved in writing by the Local 
Planning Authority. The development shall be carried out in accordance with the 
approved details.

Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity, in accordance with policies DM1 and P3 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework.
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AGENDA ITEM 3(c) (page 58) - 16/01430/REM – Land off Langley Lane, Middleton 

The committee report for the above application detailed a number of areas in which an 
update was to be provided prior to the committee meeting. The areas are discussed in turn 
below with a brief update provided in relation to each:

Pumping station  - A plan of the proposed pumping station and associated compound has 
now been submitted for review.  The pumping station is small in scale and is of simple 
functional design. Its compound would be sited further north and would be bounded by 1.8m 
high palisade fencing. The siting of the pumping station to the North West corner of the site 
means that it would not be highly visible within the street scene and landscaping in the 
immediate vicinity of the pumping station would also soften its appearance. It is not 
considered that the proposed pumping station would result in an unacceptable detrimental 
impact on the character and appearance of the development or that of the surrounding area 
and would accord with Core Strategy policy P3 in terms of its design and layout.

Boundary treatments - Following the concerns raised in relation to the height of the boundary 
treatments at plot 117 and the siting of the boundary treatment at plots 4 and 65 an 
amended site layout plan and boundary treatments plan has been submitted. The line of the 
boundary walls at plot 117, 65 and 4 have been set back so that they no longer project 
beyond the elevation of the host dwelling. In addition the 2.6m high boundary wall at plot 117 
has been reduced to 2.2m. Further calculations have been carried out by the applicant’s 
noise consultants who confirm that this is the minimum height which can be provided in 
order to meet the required external noise levels for the private rear garden areas.

The dwelling at plot 4 has also been set back slightly further from the back of the pavement 
to allow for increased visibility when coming off the adjacent driveway and also to improve its 
siting within the street scene. 

2.5 storey units - Clarification was sought in relation to the location of the 2.5 storey units to 
ensure that the overall height differences across the site are not significant and in particular 
those on the Langley Lane frontage. An indicative street scene elevation has been provided 
showing what the Langley Lane Street scene could look like following the implementation of 
the development and includes 4 of the 2.5 storey units. The plan shows that the 2.5 storey 
units would project significantly above the adjacent 2 storey units and would not add any 
particular interest or character to the street scene. It is acknowledged that a number of the 
other proposed 2.5 storey units are at prominent points within the site fronting junctions etc 
and in these locations the 2.5 storey units are considered to be acceptable. However, in 
terms of the Langley Lane frontage and the dwellings fronting the access road to the eastern 
side of the site it is not considered that the existing 2.5 storey units proposed are acceptable. 
As such a condition is recommended requiring a scheme for the substitution of house types 
for the 2.5 storey plots where they sit within a street scene of 2 storey dwellings.

Permitted development rights - Concerns have been raised in relation to future alterations to 
properties by way of dormer extensions resulting in a significant change to the overall design 
and appearance of the scheme. The agents have confirmed that the loft space within the two 
storey dwellings does not lend itself well to conversion for habitable purposes. Whilst the 
comments from the agents are acknowledged a condition is recommended to remove 
permitted development rights in relation to dormer extensions. The condition will also 
remove permitted development rights in relation to side extensions. The condition will mean 
that any proposed side extensions or dormers would require a further grant of planning 
permission and would therefore allow the Local Authority to assess any design, amenity and 
highways issues which may arise.

Planting schedule - A detailed planting plan has been provided and has been reviewed by 
the council’s trees and woodland development officer who has confirmed that the species 
mix proposed is acceptable.
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Highway widths - The committee report set out that some of the roads within the site would 
fall short of the 5.5m width required for adoption purposes. Since then an updated plan has 
been received which details all roads to be 5.5m in width with footways of 1.8m and as such 
now falls within adoptable standards. The development is therefore considered appropriate 
in terms of access and parking, and would meet the requirements of Core Strategy policies 
T1 and T2 and the NPPF. The condition removing permitted development rights will ensure 
that no side extensions are erected over parking areas without the prior grant of planning 
approval and consideration of potential impacts on highways and parking provision. 

Access to bin storage areas for terraced dwellings - The committee report set out that 
amendments had been requested to access to bin storage areas for the terraced dwellings 
within the development. This was to introduce access to the side of the middle properties to 
overcome potential issues of the access ways round the rear gardens of adjacent properties 
being unused and bins being left at the house frontage. The applicants have advised that 
“From a design perspective and as a company nationwide, the provision of ginnells within 
Taylor Wimpey developments are not feasible. Where possible, Taylor Wimpey look to 
design out the need for rear access paths, however to create a solid street scene and 
adhere to simple urban design principles they are necessary where runs of 3 or more 
dwellings are provided whilst, using ginnells for the movement of bins would detract from the 
streetscene, breaking up the solid and continuous feature. It is also worth noting that where 
we do provide rear access paths (and have done in the Rochdale Borough before), these 
are gated and lockable to prevent any potential anti-social issues.”

Public Open Space - For clarification, an updated public open space plan has been provided 
which provides a breakdown of the provision proposed across the site. The plan confirms 
that the more usable area of space to the north of the site extends to approximately 0.82 
hectares which is in excess of the 0.39 hectares required by the ‘Provision of Recreational 
Open Space in New Housing SPD’

Surface Water storage area - The agents have confirmed that the surface water storage 
area to the north western corner of the site would be a combination of underground 
oversized pipes and open attenuation basins. The agents have confirmed that the open 
areas will be basins rather than ponds. The intention is for them to be dry most of the time 
and they will only be filled in storm conditions for short time periods. 

United utilities - Since the committee report was published updated consultee comments 
have been received from United Utilities who have confirmed they have no objections to the 
proposals shown on the submitted drainage layout plan.

Public rights of way - Since the committee report was published a consultee response has 
been received from public rights of way who have advised that MidRupp 118 (Stott Lane) 
should not be disturbed in any way during the development and must not be used as an 
access road to carry out the development. The suggested informative has been updated to 
advise the applicants that the PROW must not be obstructed or used as an access to carry 
out the development.

Viability - As set out in the committee report, the viability appraisal is being reviewed by 
consultant surveyors. At present there is some discrepancy in relation to affordable housing 
and an agreed position has not yet been reached. The viability appraisal will be concluded 
as part of the S106 agreement attached to the outline consent and outside of this reserved 
matters application.
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Conditions

As a result of the amendments and additional information provided, two new conditions 
(condition 10 – permitted development and condition 11 – 2.5 storey units) are 
recommended and conditions 1 (plans) and 9 (noise) have been updated to make reference 
to amended plans and updated documents.

1. This permission relates to the following plans:

20219-LP01 – Location Plan

D6024.014B – Boundary details, sheet 1
D6024.015B – Boundary details, sheet 2

D6024.012A – Open space biodiversity enhancements 
20219-RS01 – Refuse strategy Layout
20219-PL01 – Planning layout, revision D
D6024.002B – Landscape proposals
D6024.035 – Detailed planting plan - overall plan 

D6024.043 – Langley Lane Public Open Space Areas
30254/100 – Proposed pumping station compound elevation, section A-A

30254/1 Revision A – Highway and Drainage Layout

17075-D-01 Rev B – Proposed lighting and installation design layout, sheet 1 of 2
17075-D-01 Rev C – Proposed lighting and installation design layout, sheet 2 of 2

PD32/6/PL1.R1 – The Aldenham, Rural Edge
PD32/6/PL1.V1 – The Aldenham, Village Heart

PB35G/6/PL1.L1 – The Alton (G), Langley Lane
PB35G/6/PL1.R1 – The Alton (G), Rural Edge
PB35G/6/PL1.V1 – The Alton (G), Village Heart, Version 1
PB35G/6/PL1.V2 – The Alton (G), Village Heart, Version 2

PA30/6/PL1.L1 – The Dadford, Langley Lane
PA30/6/PL1.R1 – The Dadford, Rural Edge
PA30/6/PL1.V1 – The Dadford, Village Heart

PD49/6/PL1.R1 – The Downham, Rural Edge
PD49/6/PL1.V1 – The Downham, Village Heart

PA33/6/PL1.V1 – The Flatford, Village Heart
PA33/6/PL1.V2 – The Flatford, Village Heart, Version 2

PA34/6/PL1.L1 – The Gosford, Langley Lane
PA34/6/PL1.R1 – The Gosford, Rural Edge
PA34/6/PL1.V1 – The Gosford, Village Heart, Version 1

PT42/6/PL1.L1 – The Kentdale, Langley Lane
PT42/6/PL1.R1 – The Kentdale, Rural Edge, Version 1
PT42/6/PL1.R2 – The Kentdale, Rural Edge, Version 2
PT42/6/PL1.V1 – The Kentdale, Village Heart

PA42/6/PL1.L1 – The Lydford, Langley Lane
PA42/6/PL1.R1 – The Lydford, Rural Edge, Version 1
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PA42/6/PL1.R2 – The Lydford, Rural Edge, Version 2
PA42/6/PL1.V1 – The Lydford, Village Heart

PT38/6/PL1.L1 – The Patterdale, Langley Lane
PT38/6/PL1.R1 – The Patterdale, Rural Edge
PT38/6/PL1.V1 – The Patterdale, Village Heart

The development shall be carried out in complete accordance with the approved drawings.

Reason: For the avoidance of doubt and to ensure a satisfactory standard of development in 
accordance with the policies contained within the adopted Rochdale Core Strategy, the 
saved Rochdale Unitary Development Plan and the National Planning Policy Framework. 

9. The development hereby permitted shall be carried out in accordance with the 
Addendum Noise Impact Assessment, ref: AC102542-1R2 dated 22nd March 2017. 
The acoustic boundary treatments as detailed on drawing number D6024.014B within 
the report shall be installed prior to first occupation of the development and retained 
as such thereafter.

Reason: To safeguard the amenity of future occupants of the development hereby 
approved in accordance with policies G9 and DM1 of the adopted Core Strategy and 
the National Planning Policy Framework.

10. Notwithstanding the provisions of Schedule 2, Part 1 Classes A and B of the Town 
and Country Planning (General Permitted Development) Order 2015 (or any Order 
revoking, re-enacting or modifying that Order) no side extensions or dormer windows 
shall be added to the dwellings without the express permission of the Local Planning 
Authority.

Reason: To safeguard the amenities of the occupiers of surrounding dwellings and to 
ensure adequate provision for off street car parking is retained in accordance with the 
requirements of policies DM1, T1 and T2 of the adopted Rochdale Core Strategy, the 
Guidelines and Standards for Residential Development Supplementary Planning 
Document and the National Planning Policy Framework.

11. Notwithstanding the submitted plans, no above ground works shall take place until a 
scheme for the provision of alternative house types at plots 67, 68, 81, 82, 110 and 
111 has been submitted to and approved in writing by the Local Planning Authority. 
The development shall be carried out in accordance with the approved details. 

Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity, in accordance with policies DM1 and P3 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework.

Informative

1. The applicants are advised that there must be no obstruction of any public right of 
way at any time and it must not be used as an access road to carry out the 
development.
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