
Application Number: 16/01556/REM    Ward: Hopwood Hall  Township:      

Proposal: Submission of reserved matters following outline approval 15/01183/OUT 
relating to appearance, landscaping, layout and scale for the erection of 103 no. 
dwellings.
Site Address: Land At Hollin Lane, Middleton    

Applicant: Mr Ben Edmundson
                  Taylor Wimpey UK Ltd

Agent: Miss Anna Noble
             Turley

RECOMMENDATION: Grant subject to conditions

DELEGATION

The application represents a departure from the Development Plan as the site is designated 
as Protected Open Land. In addition, more than 10 objections have been received. 

SITE

The application site extends to approximately 5.95 hectares and is located to the east side 
of the A6046 (Hollin Lane) in Middleton and is phase 1 of the wider site granted consent 
under application 16/01183/OUT, which also encompassed land further east on the opposite 
side of the public right of way. The site further east is not included within the red line plan for 
this current application and will be the subject of a future reserved matters scheme.

The site falls outside of the defined urban boundary and is designated as Protected Open 



Land on the Rochdale Unitary Development Plan. To the north, the land is green belt. To the 
east is Stott Lane which is a public right of way (MidRupp118) and to the south is St Anne’s 
Academy and associated playing fields. A second public right of way (MidRupp117) borders 
the southern tip of the site and runs in an easterly direction alongside the southern boundary 
of the school grounds from its junction with Hollin Lane into Hopwood Woods Nature 
Reserve. 

The site comprises separate field parcels delineated by a combination of fencing, hedgerows 
and trees on the eastern side of Hollin Lane. With the exception of an initial dip alongside 
Hollin Lane to the southern part of the site where the site is set at a lower level to the road, 
the ground level rises generally to the north (towards Hatters Farm) and east (towards Stott 
Lane) across the site.

Surrounding land uses include open farmland, a cluster of buildings and a 
telecommunications mast, which form part of Hatters Farm located within the Green Belt to 
the north; a large expanse of farmland set on lower lying ground on the opposite side of 
Hollin Lane to the west (including a section to the southern end which falls within the 
designation of Protected Open Land); the secondary school of St Anne’s Academy and its 
associated playing fields to the south east; and a combination of detached and semi-
detached housing of moderate density off Hazelhurst Drive to the south. 

PROPOSAL

Planning permission is sought for the reserved matters for appearance, landscaping, layout 
and scale (all outstanding matters) in relation to the erection of 103 dwellings pursuant to 
outline permission 15/01183/OUT. 

The principle of development has already been established through the grant of outline 
application 15/01183/OUT. The outline consent refers to a larger area than this current 
application and included the parcel of land to the eastern side of Stott Lane. The reserved 
matters for the parcel of land to the east of Stott Lane is intended to be submitted at a later 
date and will form phase 2 of the development. As such it is not included within the red line 
boundary for this reserved matters application and is not for consideration as part of this 
application. 

The housing mix is as follows:

11no. x 3 bedroom terraced dwellings
36 no.  x 3 bedroom semi-detached dwellings
4 no.  x 3 bedroom detached dwellings
52 no.  x 4 bedroom detached dwellings 

The majority of dwellings would be 2 storeys in height with 12 units being 2.5 storeys in 
height.

The proposed development also includes public open space, internal access roads, private 
gardens and off street parking as well as landscaping across the site. Pedestrian and cycle 
links are proposed at three points along Hollin Lane in addition to the main vehicular access 
route approved under the outline consent. Pedestrian/cycle links are also provided from 
within the site to the existing public right of way along Stott Lane. 

A playground (local equipped area for play) is proposed towards the northern side of the site 
and would provide equipment primarily for children between the ages of four and eight. 

The supporting statement sets out that the design of the proposed development has been 
prepared in accordance with the illustrative layout approved under the outline planning 
permission. 



Some amendments have been requested in relation to access for bin storage areas for 
terraced dwellings; highway widths for adoption; acoustic walling heights and the location of 
the proposed 2.5 storey properties. Additional information has also been sought in relation 
to the electricity substation shown on the proposed layout plan. An update on these matters 
will be provided prior to the committee meeting.

Background

The application site forms part of a larger area of proposed residential development around 
Hollin Lane. In addition to the application site the wider area comprises two parcels of land 
to the west of Hollin Lane, the site further east on the opposite side of Stott Lane and a site 
north of Langley Lane. These areas are referred to collectively as the Hollin Lane 
Masterplan Area. 

The land to the west of this application site, on the opposite side of Hollin Lane is the subject 
of a current ongoing reserved matters application (ref: 17/00153/REM) for the erection of 94 
dwellings. In addition the parcel of land immediately north of Langley Lane is also subject to 
a current reserved matters application (ref: 16/01430/REM) for the erection of 117 dwellings.

Community consultation

The planning statement submitted in support of this application sets out that Taylor Wimpey 
issued a total of 2,017 leaflets informing local residents of the reserved matters applications 
at Hollin Lane and Langley Lane on 28 October 2016. 

In addition, the Taylor Wimpey webpage dedicated to the proposed development at land off 
Hollin Lane and Langley Lane was updated to confirm that Reserved Matters applications 
were being prepared for submission and invited comments on the draft proposals.

The focus of the consultation was to encourage comments and suggestions on the 
proposals and any other issues which respondents considered should be taken into account 
when shaping the development.

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF)

The Department for Communities and Local Government published the NPPF on 27 March 
2012.  The NPPF set out the Government’s planning policies for England and how these are 
expected to be applied.  

National Planning Practice Guidance (NPPG)

The government published its NPPG on 6 March 2014. This is intended to complement the 
NPPF and to provide a single resource for planning guidance, whilst rationalising and 
streamlining the material. Almost all previous planning Circulars and advice notes have 
been cancelled. Specific reference will be made to the NPPG or other national advice in the 
Analysis section of the report, where appropriate.

Unitary Development Plan (UDP): 

G/D/1 Defined Urban Area
D/10 Protected Open Land

RE/6 Recreational Rights of Way



EM/7 Development and Flood Risk
EM/8 Protection of Surface and Ground Water

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

Rochdale Core Strategy 

SP3/M The Strategy for Middleton

SO1 To deliver a more prosperous economy
SO2 To create successful and healthy communities
SO3 To improve design, image and quality of place
SO4 To promote a greener environment
SO5 To improve accessibility and deliver sustainable transport

C1 Delivering the right amount of housing in the right place
C3 Delivering the right type of housing
C4 Providing affordable housing
C6 Improving health and wellbeing
C7 Delivering education facilities 

SD1 Delivering sustainable development

P1 Improving Image 
P2 Protecting and enhancing character, landscape and heritage
P3 Improving design of new development

G1 Tackling and adapting to climate change
G2 Energy and new development
G3 Renewable and low carbon energy developments
G5 Managing Protected Open Land
G6 Enhancing green infrastructure 
G7 Increasing the biodiversity and geodiversity
G8 Managing water resources and flood risk
G9 Reducing the impact of pollution 
G10 Managing mineral resources

T2 Improving accessibility
DM1 General development requirements
DM2 Delivering planning contributions and infrastructure

Greater Manchester Joint Minerals Plan (April 2013)

Policy 2 Key Planning and Environmental Criteria
Policy 8 Prior Extraction of Mineral Resources 

Supplementary Planning Guidance

Oldham and Rochdale Residential Design Guide SPD
Guidelines and Standards for Residential Development SPG
Energy and New Development SPD
Provision of Recreational Open Space in New Housing SPD
Affordable Housing SPD

Rochdale Borough Transport Strategy (March 2014)

RELEVANT SITE HISTORY



15/01183/OUT – Outline application (including access) for up to 205 residential units (Use 
Class C3) with associated landscaping, open space, access arrangements and car parking 
(Resubmission of 14/00849/OUT). Permitted 

14/00849/OUT – Outline application (including access only) for up to 205 dwellings (Use 
Class C3) and associated landscaping, open space, access arrangements and car parking 
provision. All matters reserved save for access – Refused September 2015 for the following 
reasons:

1. The proposed access into the development from Hollin Lane, in conjunction with that 
proposed under application 15/00358/OUT and in close proximity to the junction of 
Hollin Lane and Hazelhurst Drive and access to St Anne's Academy, with an existing 
pedestrian crossing at the junction, would be harmful to highway and pedestrian 
safety in this location contrary to Policies G/A/1, A/2, A/3, A/9 of the Rochdale 
Unitary Development Plan and the National Planning Policy Framework.

2. The proposed development, by virtue of the cumulative impact of the additional traffic 
generated by this and other proposed developments in the area, would be 
detrimental to the safe and efficient operation of the highway network and would 
increase congestion in the area, contrary to Policies G/A/1 and A/8 of the Rochdale 
Unitary Development Plan and the National Planning Policy Framework.

3. The proposed development would place additional pressure on local infrastructure, 
including schools and sports facilities, which would be unable to accommodate the 
additional demand that would be placed on local infrastructure as a result of 
additional residents and resulting increase in local population arising from the 
proposed development. As such, the proposal is contrary to Policies H/6, G/CF/1, 
G/4 and G/5 of the Rochdale Unitary Development Plan and the National Planning 
Policy Framework.

14/00691/SO – Request for a screening opinion under The Town and Country Planning 
(Environmental Impact Assessment) Regulations 2011 in respect of a proposed 
development off Hollin Lane, Middleton – It was deduced that this does not constitute EIA 
development.

12/D55272 – Removal of hedgerows at nine locations alongside the eastern and western 
frontages of Middleton Road and Hollin Lane (application under the hedgerows regulations 
1997) – No objection.

CONSULTATION RESPONSES

Open Spaces Society – Raise concerns regarding compliance with hedgerow regulations, 
ecology, air quality, rights of way and archaeology

Condition 20 of the outline consent requires a programme of archaeological works to be 
undertaken I accordance with a written scheme of investigation which shall be submitted 
and approved in writing by the LPA. All other areas raised are discussed in more detail 
throughout this report. 

The Ramblers Association – No comments received to date 

Education – No comments received to date 

Highways England – No in principle objections. Recommend conditions in relation to the 
submission of a travel plan.

Transport for Greater Manchester – Recommend a condition requiring the submission, 
implementation and monitoring of a full residential travel plan



A condition in relation to the submission of a travel plan as suggested by Highways England 
and Transport for Greater Manchester has not been attached to this reserved matters 
application as it would duplicate condition 12 on 15/01183/OUT.  

Sport England – The proposed development is not considered to fall either within our 
statutory remit (Statutory Instrument 2015/595), or non-statutory remit (National Planning 
Policy Guidance Par. 003 Ref. ID: 37-003-20140306) upon which we would wish to 
comment.

Minerals and Waste Planning Unit – As the development has been approved in Outline 
under permission 15/01183/OUT, the mineral safeguarding issue has already been 
addressed. We therefore have no comments to make on this Reserved Matters application

Street lighting – No comments received to date  

Strategic Transport Planning Co-ordinator – There are no Public Rights of Way or Air Quality 
grounds that prevent this development from being approved

Drainage and Engineering – Drainage proposals are acceptable. Please refer to drainage 
section of the report for further details

Public Protection (Noise/Odours) – The mitigation detail contained in the addendum noise 
assessment if followed will achieve the required internal and external noise levels and as 
such are sufficient to discharge condition  26 of the planning permission (15/01183/OUT).

Environmental Control (Landfill) – Recommend a contaminated land condition. 

The recommended condition from environmental control in relation to landfill has not been 
attached to this reserved matters application as it would duplicate condition 9 on 
15/01183/OUT.  

Tree officer – No objections to the Arboricultural Impact Assessment or the Arboricultural 
Method Statement.

Affordable housing – No comments received to date 

Schools Service – no comments received to date

Rights of Way – no comments received to date

Waste and Recycling – no comments received to date

United Utilities – Recommend condition in relation to a sustainable drainage management 
and maintenance plan

The recommended condition from United Utilities has not been attached to this reserved 
matters application as it would duplicate condition 10 on 15/01183/OUT.  

Natural England – No comments to make on the reserved matters 

Environment Agency – No further comments to make. (Comments made at outline stage 
was standing advice.)

Greater Manchester Archaeological Unit – no comments received to date
 
Greater Manchester Ecology Unit – No objections. Please refer to the Ecology section of the 
report for further discussion 



Greater Manchester Fire Service – No comments received to date 

Greater Manchester Police, Design for security – Recommend that the points made in the 
recommendations at section 3.3 of the CIS are implemented.

REPRESENTATIONS

The appropriate neighbouring properties were notified of the application by letter. In 
addition, as the proposal represents major development, is a departure from the 
development plan and affects a public right of way, site notices have also been posted in the 
vicinity of the site and in the local press. 

Objections

11 objections have been received from 10 different addresses. The issues raised have been 
summarised below:

- No need for houses in this area
- Infrastructure is already at breaking point and adding more people to the area will be 

detrimental
- The development should be directed to brownfield land
- The development will destroy the countryside
- How can the committee allow protected land to be built on
- Increased traffic problems
- Increased pollution
- Increased health problems 
- The greenspace should be kept for future generations 
- Cumulative impact of this and the other two developments 
- Previous applications on the sites were refused 
- The houses won’t be social housing or affordable to help solve the homeless and 

housing issues
- The housing forecast is incorrect and needs reviewing by an independent assessor 

once BREXIT policies are finalised
- The harm would outweigh the benefits of this proposal
- Increased waste and fly tipping
- Development on the green belt will open the floodgate for the remaining open space 

to be built on
- The infrastructure is not in place for a development of this size and nature

Officer response: The material issues raised are considered throughout the Analysis section 
of this report. 

However, in terms of the designation of the site, the site is not located within the green belt. 
It is acknowledged that the site is designated as Protected Open Land, however the 
principle of development of the site for residential purposes has been established by the 
approval of outline application 15/01183/OUT and is not for consideration as part of this 
reserved matters application. The housing need for the site has also been considered as 
part of the outline application and is not for consideration as part of this reserved matters 
application.

Highway matters and access to the site were also considered as a detailed element as part 
of the outline application and subsequently agreed. Given this, no additional discussion is 
provided in this respect as part of this reserved matters application.

The determination of the application cannot be put on hold until after Brexit policies are 
finalised and is to be assessed at this current time based on current planning policies. 

It cannot be assumed that the development will result in increased fly tipping.



- Support

3 letters of support has also been received from3 different addressed which raise the 
following:

- The development provides much needed housing for local residents
- The developers have shown careful consideration to the surrounding area by 

including play park spaces
- The development will add to the character of Middleton
- The introduction of more high value owner-occupied will add value to the town

One neutral representation has also been received. 

ANALYSIS

The main planning issues to be considered in determination of this application are as 
follows: -  

 Principle of development
 Design and layout

i) Character of surrounding area
ii) Layout of the development
iii) House types 

 Design and crime
 Amenity
 Noise and Air Quality
 Trees and Landscaping
 Ecology
 Access and Highways
 Flood risk and Drainage
 Developer contributions and obligations

i) Recreational Open Space and Outdoor Sports Provision
ii) Affordable Housing 
iii) Education

Principle of Development

The principal of residential development on this site has been established through the grant 
of outline planning permission (ref: 15/01183/OUT). The reserved matters relates to 
appearance, landscaping, layout and scale.

Design

Paragraph 56 of the NPPF sets out that the Government attaches great importance to the 
design of the built environment. Good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places better for 
people. Paragraph 64 goes on to say that permission should be refused for development of 
poor design that fails to take the opportunities available for improving the character and 
quality of an area and the way it functions.

Core Strategy Policy P1 requires high quality design in all new developments. Core Strategy 
Policy P3 requires all new developments, including associated landscaping, regardless of 
location in the borough, to adhere to high standards of design; contribute positively to the 
townscape; ensure developments are easy is easy to move through and get around and 
adhere to the requirements of the Council’s design guides where relevant. 



Core Strategy Policy C3 seeks to deliver the right types of homes, well designed and to 
appropriate densities to meet the overall needs and aspirations of the borough.

Core Strategy Policy DM1 requires all developments to be of a high quality design and take 
the opportunity to enhance the quality of the area;

Condition 3 of permission 15/01183/OUT requires any reserved matters applications to be 
limited to a maximum of 205 dwellings. This current application proposes 103 dwellings and 
is therefore in accordance with this part condition 3. (The remaining dwellings, up to a 
maximum of 205, will form part of phase 2 on the eastern side of Stott Lane.)

Condition 3 also requires any applications for reserved matters to be substantially in 
accordance with the parameter plan (448B.51C) and indicative layout plan (448B.48E) 
submitted at outline stage. 

The approved parameters plan identifies areas of housing within the site for 2 and 2.5 
storeys in height as well as cycle/footpath links, access points, public open space. The 
indicative layout plan identifies development parcels within the site as well as roadways and 
shared driveways.

Character of the surrounding area

The site lies immediately to the north of the urban area of Middleton, with open fields to the 
north and west with small farm complexes at various points. Hollin Lane leads to the M62 
motorway, and the urban area of Heywood beyond. The application site comprises fields 
separated by hedgerows and generally rises to the north. 

The existing built development in the surrounding area displays a variety of architectural 
styles and built forms, however the overarching characteristic is one of predominantly low 
rise residential dwellings. Dwellings comprise a mix of detached, semi-detached, terraced 
blocks and a small number of apartments in the wider area. In terms of detailing, dwellings 
are largely finished in brick with some examples of partial render in the residential estate to 
the south on Hazelhurst Drive. Features such as 
header and cill detailing, bay windows, ground floor canopies and roof pikes over windows 
in the frontages are present in existing dwellings in the surrounding area. 

Each of the proposed dwellings would be provided with an adequate sized garden area and 
the plot sizes are considered to be in keeping with the established character of existing 
dwellings within the area. The proposed scheme successfully incorporates a number of 
positive design features which are found in the surrounding area, creating a diverse range of 
architectural styles reflective of the surrounding area. 

The 2.5 storey units would incorporate a small dormer within the front roofspace. The 
approved parameters plan indicates that the taller dwellings would be contained within a 
central area within the site. The proposed layout plan is largely in accordance with the 
approved parameters plan with the exception of a small number of units which are 2.5 
storeys and fall outside of the area shown on the parameter plan for the taller dwellings. 
These comprise of 2 plots fronting onto Hollin Lane and 4 plots further south within the site. 
It is considered that the introduction of a small number of taller units outside of the 
parameter area could add to the character of the development and would not deviate 
substantially away from the approved parameters plan. However, amendments/confirmation 
has been requested from the agents to ensure the taller units are located at the lower level 
areas within the site and away from the Hollin Lane frontage. This is to ensure the overall 
height differences across the site are not significant and to ensure the taller properties with 
front dormers are within the site and less prominent in the street scene. An update will be 
provided in relation to this prior to the committee meeting.



Condition 7 of the outline consent requires details of the finished floor levels and external 
site levels, relative to offsite datum, to be submitted for the written approval of the LPA prior 
to the development of each phase. 

The submitted layout plan indicates that a pumping station would be provided to the east of 
the site in between the site boundary and adjacent to plot 16. To date no floor plans or 
elevations have been submitted and therefore at this stage a full assessment of the 
proposed electricity substation has not been undertaken. Plans have been requested from 
the agent and upon receipt of these, and prior to the committee meeting, an update will be 
provided.

Layout of the development

The proposed site layout is reflective of the overarching design principles outlined within the 
approved parameter plan and indicative layout plan. The layout retains the approved vehicle 
access point which is located centrally along the Hollin Lane frontage

There are a couple of relatively minor deviations which are present on the proposed layout 
plan, namely, the relocation of the Local Equipped Area for Play (LEAP) from the eastern 
parcel of the site (which will form phase 2 of the scheme) to the northern end of the 
application site within the proposed area of public open space. In addition there have been 
some alterations to the configuration of the most southern development block to allow for 
the introduction of a surface water storage area which was not included on the approved 
parameter and indicative layout plans. 

A public right of way runs to the east of the site (Stott Lane) and the proposed layout 
includes links to this footpath at a central point in the eastern boundary of the site and also 
at a point towards the northern end of the site.

The vehicle access road from Hollin Lane leads to a central road running from south to north 
within the site with smaller access roads leading to dwellings and shared drives coming off 
the central road and running to the eastern and western parts of the site. Cycle and 
pedestrian links are also proposed at three points along the Hollin Lane frontage in addition 
the main vehicular access point providing access from Hollin Lane to the proposed 
development and the associated LEAP area to the north. 

In addition, the layout plan incorporates an area to the north for public open space which will 
include grassland areas, footpath/cycle way, woodland planting and blub and aquatic 
planting. This area will also act as a buffer between the residential development and the 
greenbelt further north of the application site. Further buffer areas are proposed along the 
western boundary adjacent to Hollin Lane and a smaller landscape/buffer area along the line 
of the public right of way to the east.

House types 

The proposed development would provide a mix of 3 and 4 bedroom dwellings. The layout 
comprises a mix of detached, semi-detached and small terraced blocks. The architectural 
design of the proposed house types, in terms of both materials and scale are considered to 
be in keeping with the character and appearance of the surrounding area as well as those 
which are proposed on the Langley Lane development which is currently under 
consideration (Ref: 16/01430/REM). The introduction of variations of the same house types 
and some rendered properties ensures that there is some variety across the site which 
contributes towards the overall identity of the site and the wider Hollin Lane Masterplan 
area.  Consideration will be afforded to the potential need to remove permitted development 
rights on receipt of the amended plans and an update will be provided in advance of the 
Committee meeting.



In conclusion, it is considered that, subject to the amendments and additional information 
requested and as set out above, the proposed development is substantially in accordance 
with the parameters plan approved under application 15/01183/OUT and would contribute 
positively towards the character of the surrounding area. On this basis it is considered that 
the proposal accords with Core Strategy policy P3 in terms of its design and layout.

Design and Crime

Paragraph 58 of the NPPF requires planning policies and decisions to create safe and 
accessible environments where crime and disorder, and the fear of crime, do not undermine 
quality of life or community cohesion (bullet point 5)

Policy P3 of the Core strategy requires new developments to incorporate design measures 
that design out crime and ensure developments and spaces are safe to use and access 
(including lighting as appropriate)

Condition 28 of the outline consent states: - 

“The submission of reserved matters relating to each phase of the development hereby 
approved, shall be accompanied by a 'Crime Impact Statement'' (CIS) for that phase which 
shall examine all aspects of site security including where necessary, car parking, pedestrian 
footways, entrances, internal layout and external security measures. Development of that 
phase shall be carried out in accordance with the approved CIS and any approved site 
security measures shall be retained thereafter.”

In accordance with condition 28, this application is supported by a Crime Impact Statement, 
prepared by Greater Manchester Police. The statement sets out that the proposed mix and 
arrangement of housing, the routing of recreational footpaths, vehicle access into the site, 
and the provision and location of public open space seem entirely appropriate for this site. It 
states that there are a small number of recommendations, set out in section 3.3 of the 
report, which will enhance the security of the development relating to the design of rear 
garden gates; provision of measures to deter off road motorcycles; defensive planting to 
more exposed side and rear garden boundaries to reduce risk of damage to fencing or 
intrusion to gardens and measures alongside recreational paths, to deflect pedestrians 
whilst the hedges are maturing.

GMP have advised that the scheme appears capable of achieving Secured by Design, SBD, 
accreditation and consequently, Greater Manchester Police, Design for Security are happy 
to support the development. They have recommended a condition be attached requiring 
SBD accreditation to be achieved

On this basis it is considered that the proposal accords with Core Strategy policy P3 in terms 
of crime and security.

Amenity

Paragraph 17 of the NPPF sets out the core planning principles and sets out at bullet point 4 
that planning should always seek to secure high quality design and a good standard of 
amenity for all existing and future occupants of land and buildings. 

Core Strategy Policy DM1 part b) requires that developments are compatible with 
surrounding land uses, both in terms of its impact upon those uses and the impact of the 
surrounding land uses upon the amenities of future residents/users. Part c) of the same 
policy requires that developments do not affect the amenity of residents or users through 
visual intrusion, overbearing impact, overshadowing or loss of privacy

Paragraph 4.1 of the Guidelines and Standards for Residential Development SPD sets out 
the following space standards to be applied to all new residential developments:



- (i) 21m between directly facing principal windows of habitable rooms, at an upper floor 
level AND 10.5m between a principal window at an upper floor level and a directly 
facing boundary of the curtilage;

- (ii) 14m between a principal window and any directly facing two storey elevation which 
does not contain a principal window to a habitable room;

- (iii) 10m between a principal window and any directly facing single storey elevation 
which does not contain a principal window to a habitable room (Figure 4). 

Paragraph 4.3 of the SPD goes on to day that exceptions to theses minimum space 
standards may be acceptable in some circumstances and applications will be considered on 
their individual merits.

The application site is bounded to the north by green belt land. To the east is a public 
footpath and access road with land for phase 2 of the proposed development on the 
opposite side. To the west is Hollin Lane with fields beyond and a small number of 
farmsteads scattered at varying intervals. Significant separation, well in excess of 21m is 
maintained from the properties on the opposite side of Hollin Lane. 

To the south and south east are the residential properties of Hazelhurst Drive and St Anne’s 
Academy and associated playing fields. As such the site is segregated to some extent from 
the main residential estate which is to the south of St Anne’s Academy. Adequate 
separation, well in excess of the 21m required would be retained between the proposed new 
dwellings and the existing dwellings on Hazelhurst Drive.  

In terms of the proposed play area, this would retain a distance of approximately 30m from 
the proposed residential dwellings which would directly face. It would retain a distance in 
excess of 70m from Hatters Cottage which is sited further north of the application site. As 
such it is not considered that use of the play area would result in an unacceptable 
detrimental impact on the amenity of existing surrounding properties or future occupiers of 
the proposed development. 

In respect of amenity of future residents, it is considered that adequate light and outlook 
would be provided for habitable rooms as well as an adequate level of private amenity 
space through the provision of front and rear garden space.

The large majority of separation distances across the site are compliant with the council’s 
normal separation distances, although there are some relationships which are reduced. 
However it is considered that the site layout is typical of the surrounding urban context and 
is not uncommon within residential areas.

In conclusion, it is considered that the proposed layout is acceptable in terms of interfacing 
distances between proposed dwellings, would provide future users with an acceptable level 
of amenity and would not result in an unacceptable impact on the amenity of occupiers of 
surrounding dwellings in accordance with policy DM1 of the Core Strategy.    

Noise and Air Quality



Paragraph 123 of the NPPF indicates that decisions should aim to: avoid noise from giving 
rise to significant adverse impacts on health and quality of life as a result of new 
development; and mitigate and reduce to a minimum other adverse impacts on health and 
quality of life arising from noise from new development, including through the use of 
conditions.

The Senior Transport Strategy and Projects Officer has confirmed that there are no air 
quality grounds that prevents the development from being approved.

Core Strategy Policy DM1, part b requires developments to be compatible with surrounding 
land uses, both in terms of its impact upon those uses and the impact of the surrounding 
land uses upon the amenities of future residents/users. Part d) of the same policy requires 
development to mitigate against any impacts due to noise, air, dust, light and odour 
pollution, traffic generation or inadequate access, where such mitigation is identified as 
being necessary.

Core Strategy Policy G9 sets out that pollution will be reduced by:
a. focusing on measures that reduce air pollution in Air Quality Management Areas, and 
other areas where pollution levels are unacceptable, particularly around motorways and 
main roads;
b. Requiring that development does not have impacts that lead to an unacceptable increase 
in air, water, noise, light or other pollution;
c. Ensuring sensitive new developments such as housing, schools and hospitals are not 
adversely affected by existing sources of pollution such as roads and certain types of 
industry;

Condition 25 of 15/01195/OUT states “The dwellings should be constructed in accordance 
with the recommendations in the submitted Noise Impact Assessment and designed to 
ensure that noise from passing traffic does not exceed: (i) 30dB(A) Leq 5mins in the 
bedrooms with windows shut and other means of ventilation provided between 11pm and 
7am; (ii) 35dB(A) Leq (1 hour) in other habitable rooms with windows shut and other means 
of ventilation provided at all times; (iii) 45 dB(A) Lmax in bedrooms.

Prior to the first occupation of each dwelling hereby approved, a verification report shall 
have been first submitted to and approved in writing by the Local Planning Authority, 
confirming that the approved ventilation and acoustic measures have been implemented 
and achieve the specified noise levels.”

Condition 26 of 15/01195/OUT states “No above ground works shall take place within each 
phase adjacent to Hollin Lane until a scheme for the provision of acoustic fencing to be 
installed to those dwellings along the western boundary of the site in accordance with the 
Updated Noise Impact Assessment, Land at Hollin Lane report, REC Reference 90506R1-1, 
prepared by REC and dated 30th January 2015, has been submitted to and approved in 
writing by the local planning authority. The scheme shall include details of the height, 
materials, design and siting of the fencing. The scheme shall be installed in accordance with 
the approved details before any dwelling within that phase is first brought into use and it 
shall be retained thereafter.”

The outline application was supported by a Noise Impact Assessment and an addendum 
report by REC has been submitted in support of this reserved matters application. The 
report sets out mitigation measures proposed in order to overcome issues arising from the 
proximity of the proposed dwellings to Hollin Lane and associated traffic noise. Mitigation 
measures include alternative ventilation to particular plots and acoustic boundary treatments 
for garden areas closest to Hollin Lane. 

The Council’s Public Protection service has reviewed the addendum noise report and 
confirmed that the mitigation detail contained within the report will achieve the required 
internal and external noise levels. The requirement for a verification report to be submitted 



as part of condition 25 will ensure that the measures are implemented on site. The 
addendum has also been submitted in order to discharge condition 26 of the outline consent 
which relates to acoustic fencing and Public Protection have confirmed that the addendum 
noise report is sufficient to discharge this condition. A condition is therefore recommended 
to ensure the development is carried out in accordance with the addendum noise report and 
that the acoustic boundary treatments are installed prior to first occupation of the dwellings 
and retained as such thereafter.

On this basis it is considered that the proposal accords with Core Strategy policy P3 in that it 
will not result in any unacceptable loss of amenity due to noise or other disturbance.

Trees and Landscaping

Paragraph 118 of the NPPF and Core Strategy Policy G1 require new developments to 
retain existing trees wherever possible and take appropriate opportunities to plant trees and 
other suitable vegetation on site. Policy G6 requires developments to take opportunities to 
improve access to, and the provision of, natural greenspace in accordance with local 
strategies and standards and replace trees on a 2:1 basis. Core Strategy Policy G7 requires 
development to not result in a net loss of biodiversity and to take opportunities to promote 
and improve biodiversity.

The application is supported by an arboricultural method statement in order to assess the 
impacts of the proposed development on trees within and overhanging the site. Some tree 
and hedgerow removal is required across the site in order to accommodate the proposed 
development. The site is not located within a conservation area and there are no TPO’s 
which cover the site. The submitted tree reports have been reviewed by the council’s 
arborist who has raised no objections to the proposed works. Protective fencing is proposed 
to ensure trees to be retained are adequately protected during the development. Details of 
the fencing specification and proposed locations are contained within the Arboricultural 
Method Statement and are considered acceptable. A condition is attached to ensure the 
development is carried out in full accordance with the Arboricultural Impact Assessment and 
Arboricultural Method Statement to ensure retained trees are adequately protected during 
development.

Areas of hard and soft landscaping are proposed across the site including street trees, 
planting in rear gardens and the use of hedgerows to assist in defining boundaries of the 
site and within front gardens. Further landscaping is proposed along the northern edge of 
the site, where the public open space is proposed and will include amenity and species rich 
grassland, blub planting, woodland planting, trees and aquatic planting. A 3m wide footpath 
is proposed within the landscaped area and would run east to west within the site linking to 
the existing public right of way to the east of the site and Hollin Lane to the west. 

The application is supported by a series of landscape plans and a landscape management 
plan. In respect of soft landscaping, private lawns will be provided to the front and rear of 
properties. Tree planting is proposed across the site both within private garden areas and 
areas of public open space to the north of the site. Once established these trees will make a 
positive contribution towards the green aesthetics of the development. The agent has 
confirmed that the development would result in the loss of 45 trees across the site but that 
198 trees are proposed to be planted as part of the development. A detailed planting 
schedule has been requested from the agents to include exact number, species etc. and an 
update will be provided in advance of the committee meeting.

The application is also supported by a boundary treatment plan. The plan indicates that rear 
boundary treatments of properties and common boundaries between rear gardens would 
comprise of 1.8m close boarded fences with pedestrian access gates. For corner plots 
where rear boundaries are at the back of footpaths a 1.8m high wall is proposed. For 
properties fronting Hollin Lane 2.5m high close boarded fencing is proposed in between the 



dwellings/top of driveways with 2.6m high brick walls and 2.6m high close boarded fencing 
where gardens are adjacent to a road rather than abutted by another garden. 

Concerns are raised with regards to the 2.5m and 2.6m high boundary treatments and in 
particular those which are directly adjacent to proposed internal roads and the Hollin Lane 
frontage. It is acknowledged that the height in these areas is dictated by the requirement to 
provide an acoustic barrier for rear garden areas however they are still a cause for concern 
with regard to the impact of such high boundary treatments on the character of the 
development as well as that of the street scene and the wider area. Amendments to the 
layout of the site have been requested from the agents in order to negate the requirement 
for such high boundary treatments. An update on this matter will be provided prior to the 
committee meeting.

The existing ornamental railings along the western boundary of the site, adjacent to Hollin 
Lane, are proposed to be retained and reused where possible. Where this is not possible 
replacement railings will be provided to match existing. Ornamental railings are to be 
painted black.  Feature brick entrance posts, 1.5m in height are proposed at the 
pedestrian/cycle access points off Hollin Lane. 

With the exception of the requested amendments set out above, the boundary treatments 
are considered appropriate in terms of design, materials and the existing character of the 
area and would meet the requirements of core strategy policies DM1 and P3.

The comments raised by Open Spaces Society in relation to the protection of hedgerow 
regulations are acknowledged. There are a number of hedgerows across this application 
site as well as some on the phase 2 site (which is not being considered as part of this 
application). The submitted arboricultural impact assessment identifies that hedgerows 
within the site are to be removed with the hedgerow along the northern boundary and 
smaller hedgerows along the eastern boundary being retained. The concerns of the Open 
Spaces Society have been raised with the agents who have confirmed that the hedgerows 
are species poor and do not fall within the protection of Hedgerows regulations which is also 
set out in the Ecological Assessment submitted in support of the application. In addition no 
objections have been raised buy GMEU or the council’s arborist.

With the exception of the requested amendments set out above, the landscaping and 
boundary treatments are considered appropriate to the existing character of the area and 
would meet the requirements of Core Strategy policies DM1 and P3.

Ecology

The application is supported by a number of documents in relation to conditions attached at 
the outline stage, namely a habitat and landscape management pan, invasive species 
management plan, updated ecological assessment, open space biodiversity enhancement 
plan, lighting plans.

The reports have been reviewed by the Greater Manchester Ecology Unit (GMEU) and each 
is discussed in turn below.

1. Invasive Species Management Plan - GMEU are satisfied with the proposed 
approach for the stand of Japanese knotweed that will not be directly impacted upon 
by earthworks and for the proposals for stands of Japanese knotweed and 
Himalayan balsam outside the development footprint.  A condition is recommended 
to ensure the development is carried out in full accordance with the details contained 
in the submitted management plan.

2. Habitat and Landscape Management Plan - GMEU and the Council’s greenspace 
development and countryside team have re-viewed this document in so far as it 
relates to the natural environment and have no issues with the implementation, 



management and monitoring proposed. In terms of the management and 
maintenance of the LEAP area, a statement has been requested from the agents. A 
management and maintenance plan for the LEAP area is a requirement of the S106 
agreement and as such will be concluded outside of this planning application. 

3. Hollin Lane Open Space Biodiversity Enhancements Plan - GMEU have confirmed 
that they are satisfied with the extent and general habitat proposals. They requested 
a number of amendments with regards to proposed plangent species and as a result 
an updated plan was provided by the agents. The amended plan has been reviewed 
by GMEU who have raised no objections. 

4. Lighting Plan - GMEU are satisfied that the proposed lighting scheme will not impact 
on any significant ecological features. Highways have also reviewed the submitted 
lighting plans and have advised that the plots fronting the proposed pedestrian and 
cycle route will have reduced street lighting and that as part of the adoption of the 
pedestrian and cycle route additional lighting should be provided in this area. To date 
an updated plan has not been received. Therefore the submitted lighting plans have 
not been included within the plans condition. The lighting scheme can be dealt with 
via a future discharge of condition application where the final proposed scheme will 
be assessed in conjunction with highways and GMEU.

It is considered, therefore that the proposed development would not result in an 
unacceptable detrimental impact on ecology in accordance with Policy G7 of the adopted 
Core Strategy.

Access and Highways

Highway matters and access to the site were considered as a detailed element as part of 
the outline application and subsequently agreed. The S106 agreement secures a financial 
contribution for improvements to cycle lanes in the vicinity as well as a financial contribution 
for the provision of two new bus stops on Hollin Lane or improvements to existing bus stops 
on Langley Lane. In addition the applicants agreed to enter into a S278 agreement to secure 
the implementation of a series of offsite highway improvement works in the vicinity of the 
site. Given this, no additional discussion is provided in this respect as part of this reserved 
matters application.

Condition 8 of 15/01183/OUT states “The reserved matter(s) applications pursuant to 
condition 2 of this permission shall demonstrate the connectivity between the site and the 
network of public rights of way in the vicinity of the site and shall include full details of the 
proposed crossing of Stott Lane and associated measures to restrict access”   

The Public Right of Way to the east of the site (Stott Lane) is to be retained in its current 
position with two links proposed from within the site, one approximately central along  the 
eastern boundary and one further towards the north eastern corner of the site. An 
informative is recommended to ensure that the public right of way is retained and not 
blocked at any time during the construction period and thereafter. 

The approved access roads would lead to a central road running from south to north within 
the site with smaller cul de sacs and shared drives. Footpaths are provided throughout the 
site in order to encourage walking and cycling and in addition cycle and pedestrian links are 
proposed between the site and Hollin Lane.

The proposed parking provision is considered acceptable with dwellings being provided with 
2 driveway spaces. A condition is recommended to ensure the parking spaces are provided 
prior to first occupation of the dwellings and retained as such thereafter. 

A number of properties would be served by shared driveways which would remain un-
adopted. The remainder of the roads within the site are intended to be adopted as is the 
cycle/footpath to the northern side of the site. That said, the submitted layout plan indicates 
that some of the roads within the site would be 4.8m in width and as such would fall short of 



the adoption standards which require all roads to be 5.5m in width. This has been raised 
with the agents and we are currently awaiting an amended plan. An update in this respect 
will be provided prior to the committee meeting.

The application is supported by a plan indicating how refuse vehicles can access and turn 
within the site. This has been reviewed by the Council’s highways team who have raised no 
objections with regards to refuse collections from the site. 

The Council as Local Highway Authority has advised that the site will require a 20mph zone 
as well as no waiting restrictions at the vehicular access points which shall be funded by the 
developer. These restrictions fall outside of the planning process and will be subject to the 
statutory Traffic Regulation Order procedures.

Flood Risk and Drainage

The application is supported by details of a proposed drainage scheme including plans and 
confirmation regarding adoption and future maintenance. The drainage documents 
submitted in support of the application have been reviewed by the council’s drainage 
engineer and a site walkover has also been carried out. The council’s drainage engineer has 
confirmed that he is satisfied with the information submitted and as such it is considered that 
subject to the implementation of the drainage scheme, as required by condition 10 of the 
outline consent, the proposed development accords with the requirements of policies G1 
and G8 of the adopted Core Strategy, saved policy EM7 of the UDP and the NPPF.

Developer Contributions and Obligations

Recreational Open Space and Outdoor Sports Provision

The approved parameter plan indicated that the site would include a linear area of public 
open space adjacent to the northern boundary of the site as well as a Locally Equipped Play 
Area (LEAP) on the site further east on the opposite side of the public right of way (phase 
2). As the phase 2 site has not yet come forward for reserved matters, a LEAP provision is 
proposed on the site which is the subject of this current application.

The ‘Provision of Recreational Open Space in New Housing SPD’ requires 1 hectare of 
public open space per thousand bedrooms and as such a development of this size is 
required to provide 0.36 hectares of public open space on site. 

The public open space plan submitted in support of the application sets out that 2.4 hectares 
of open space will be provided across the site. This is made up of the large area of public 
open space to the north (including the LEAP area) as well as the smaller landscaped areas 
along the eastern and western boundaries of the site adjacent to Hollin Lane and the public 
right of way.

It is considered that the areas directly adjacent to the eastern and western boundaries of the 
site would be limited in terms of their use as public open space given their small scale and 
that they would primarily provide a landscaped buffer between the development and the 
adjacent road and public right of way. Therefore, whilst it is acknowledged that these areas 
could be used by residents of the properties directly adjacent it is not considered that this is 
usable public open space for the purposes of the SPD and should not be included in the 
calculation of the public open space provided on site. 

Therefore the larger area to the north including the LEAP area is the public open space 
provision for the site. This area also doubles up as a landscaped buffer to the green belt 
further to the north. The submitted landscape plan indicates that this area would incorporate 
tree planting, amenity and species rich grassland, woodland planting, bulb and aquatic 
planting as well as a footpath/cycleway linking to the existing public right of wat on Stott 
Lane and to Hollin Lane. 



The proposed LEAP would be sited towards the north eastern side of the site and would 
provide play equipment primarily for children between the ages of 4 and 8. This area is also 
intended to include sensory planting to introduce an element of natural play. 

The LEAP and public open space plans are also supported by a management plan which 
sets out future management and maintenance of the open space and landscaped areas 
across the site. As set out above, the submitted plans and management plans has been 
reviewed by GMEU and the Council’s greenspace development and countryside team in so 
far as they relates to the natural environment and have no issues with the implementation, 
management and monitoring proposed. In terms of the management and maintenance of 
the LEAP area, a statement has been requested from the agents. A management and 
maintenance plan for the LEAP area is a requirement of the S106 agreement and as such 
will be concluded outside of this planning application. 

In terms of formal outdoor sport and recreation, the S106 agreement entered into as part of 
the outline consent includes the payment of a financial contribution towards the provision of 
sports and recreation facilities at Bowlee Playing Fields with the exact figure to be calculated 
by the Council on the grant of the reserved matters approval. Based on the most up to date 
figures a contribution of £172,976.76 is sought.

Affordable Housing

Core Strategy Policy C4 seeks affordable housing on all developments of 15 dwellings or 
more.

Through the legal Agreement associated with the outline consent, it was agreed that the 
developer would submit an affordable housing scheme with the reserved matters application 
for the approval of the council. However, the applicants have advised that the provision of 
affordable housing on site or an off-site contribution would render the scheme unviable. As 
such the application is supported by a viability appraisal. 

The viability appraisal is currently being reviewed by consultant surveyors and an update will 
be provided prior to the committee meeting.

Education

Paragraph 70 of the NPPF requires that Local Planning Authorities plan positively for the 
provision of facilities and other local services to enhance the sustainability of communities 
and residential environments. Paragraph 72 also states that great weight should be given to 
the need to create, expand or alter schools.

Policies C7 and DM2 of the Core Strategy require that residential developments provide for 
social infrastructure (including education facilities) to meet the demand for additional school 
places created by such developments.

The section S106 agreement signed as part of the outline consent sets out financial 
contributions towards primary and secondary education will be provided. Based on the most 
up to date figures the contributions sought are £317,240.26 for primary and £158,620.10 for 
secondary education.



Conclusion 

The details submitted in respect of the reserved matters of appearance, landscaping, layout 
and scale for the proposed 103 dwellings are, subject to the amendments requested, 
considered to be acceptable and accord with the policies of the Adopted Rochdale Core 
Strategy, the SPD and the National Planning Policy Framework. It is therefore 
recommended that planning permission is granted subject to conditions.

RECOMMENDATION

GRANT subject to the following conditions:

1. This permission relates to the following plans:

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

D6024.016A – Boundary details, sheet 1
D6024.017 – Boundary details, sheet 2
D6024.008 – Planting concept
D6024.003B – Landscape proposals
20218-POS-01 – POS plan
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 1PD412/6/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.R1 – 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
PT42/6/PL1.S1 – The Kentdale, St Annes, Version 1
PT42/6/PL1.V1 – The Kentdale, Village Heart
PT42/6/PL1.R2 – The Kentdale, Rural Edge, Version 2
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. 

2. Notwithstanding any description of materials in the application no above ground works 
shall take place until samples or full details of all materials to be used on the external 
surfaces of the dwellings and the hard landscaping across the site have been 
submitted to and approved in writing by the Local Planning Authority. Such details 
shall include the type, colour and texture of the materials. The development shall 
thereafter be constructed in accordance with the duly approved materials.

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.

3.     The development shall be carried out in full accordance with the recommendations of 
the submitted Arboricultural Impact Statement by TEP and dated October 2016 and 
Arboricultural Method Statement by TEP. 

Reason: To safeguard trees on the site and to ensure that adequate provision is made 
for their protection whilst the development is carried out in accordance with policies 
P3, G1, G6 and G7 of the adopted Rochdale Core Strategy and the National Planning 
Policy Framework.

4. The car parking, servicing and other vehicular access arrangements shown on the 
approved plans to serve the development hereby permitted shall be made fully 
available for use prior to the development being first occupied and shall be retained 
thereafter for their intended purpose.

Reason: In the interest of highway safety and the free flow of traffic and in accordance 
with Policy T2 of the adopted Rochdale Core Strategy and the National Planning 
Policy Framework.

5. The development shall be carried out in full accordance with the measures set out in 
the Invasive Species management Plan, document ref: 6024.006 dated October 2016 
by TEP - Warrington

Reason: It is an offence under the Wildlife & Countryside Act 1981 to introduce plant 
or cause to grow wild any plant listed in Schedule 9 part 2 of the Act. Species such as 
Himalayan balsam, giant hogweed, rhododendron and Japanese knotweed are 
included within this schedule.

6. The development shall be carried out in full accordance with the submitted Habitat and 
Landscape Management Plan, document ref: 6024.002 version 1.0 dated October 
2016 by TEP - Warrington with the exception of the LEAP area which shall be 
managed and maintained in accordance with the Hollin Lane Play Area Statement 
submitted as part of the S106 agreement. 

Reason: In order to ensure adequate protection of existing landscape features of 
ecological value and to achieve appropriate landscape and biodiversity enhancements 
as part of the development in accordance with the requirements of Policy G7 of the 
adopted Rochdale Core Strategy and the National Planning Policy Framework.

 



7. The 1.1 metre high ornamental railings hereby approved shall be colour treated black 
(RAL 9005) prior to its installation on site and shall be retained as such. 

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.

8. The development hereby permitted shall be carried out in accordance with the 
Addendum Noise Impact Assessment, ref: AC102542-2R1 dated 8th 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.

Procedure Statement

The Local Planning Authority worked positively and proactively with the applicant to identify 
various solutions during the application process to ensure that the proposal comprised 
sustainable development and would improve the economic, social and environmental 
conditions of the area and would accord with the development plan. These were 
incorporated into the scheme and/or have been secured by planning condition. The Local 
Planning Authority has therefore implemented the requirement in Paragraphs 186-187 of the 
NPPF.

Informative

1. The applicant is advised that there must be no obstruction of any public right of way at 
any time.

2.The applicant’s attention is drawn to the comments from United Utilities dated 8th February 
2017. 

Report Author Adele Stewart


