
Application Number: 16/01430/REM    Ward: West Middleton  Township:      

Proposal: Submission of reserved matters pursuant to outline permission 
15/01195/OUT (relating to appearance, landscaping, layout and scale) for the erection 
of 117 no. dwellings.

Site Address: Land Off Langley 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 relates to a circa 4.9 hectare area of agricultural land located immediately to 
the north of Langley Lane. 

Outline planning permission was granted for the development of the site to provide up to 150 
dwellings, a potential primary school and associated works following a resolution by this 
Committee to grant planning permission subject to an s106 agreement in January 2016. 

Langley Lane forms the urban boundary of Middleton and as such the application site falls 
outside the defined urban area. The site is designated as Protected Open Land on the 
Rochdale Unitary Development Plan (UDP) Proposals Map. Adjoining land to the northern 
and western boundaries lies within the Green Belt, with the farm complexes and open fields 
to the east also falling within an adjoining area of Protected Open Land. To the south on the 
opposite side of Langley Lane are residential dwellings. 

The site forms undulating land separated into two fields by a combination of hedgerows and 
trees. The southern frontage of the site onto Langley Lane comprises timber post and rail 
fencing.  The north, east and western boundaries of the site comprise fragmented clusters of 
trees and shrubs. The undulating topography provides a number of linear valleys and crests 
across the site, with the ground level generally rising slightly into the site in a northerly 
direction from Langley Lane with land levels on the site and in the surrounding area sloping 
downwards in a western and north western direction. 

A public right of way (Mid Rupp 114) runs immediately to the east of the site running along 
the eastern boundary of the site. A network of public rights of way also run to the north and 
west of the site largely along field boundaries linking into Heywood Old Road to the north 
west.

PROPOSAL

The principle of the development of the site has already been established through the grant 
of outline application 15/01195/OUT. 

This application is for the reserved matters of appearance, landscaping, layout and scale (all 
outstanding matters) in relation to the erection of 117 dwellings. 

Members will be aware that the outline consent included two options for the development of 
the site, one of which involved an area of land for a primary school to the south east corner 
of the site. The area of the proposed school is not included within the red line boundary of 
this current reserved matters application and permission is not sought for a school at this 
time.

The house types proposed by this application are as follows:
- 25no. x 3 bedroom terraced dwellings
- 49no. x 3 bedroom semi-detached dwellings
- 7no. x 3 bedroom detached dwellings
- 36no. x 4 bedroom detached dwellings

The majority of dwellings would be 2 storeys in height with 14 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 two points along Langley Lane in addition to the two main vehicular 
access routes approved under application 15/01195/OUT. Pedestrian/cycle links are also 
provided from within the site to the existing public right of way to the east. 

A playground (Local Equipped Area for Play) is proposed along the eastern boundary 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 and parameters plan approved under the 
outline planning permission. 

Amendments have been requested in relation to design matters including: access for bin 
storage areas for terraced dwellings; highway widths for adoption standards; acoustic 
walling heights and the location of the proposed 2.5 storey properties. Additional information 
has also been sought in relation to the pumping station 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 and two to the east. These areas are referred to collectively as the 
Hollin Lane Masterplan Area. 

The land to the east of this application site, on the opposite side of the public right of way 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 east of Hollin Lane is also 
subject to a current reserved matters application (ref: 16/01556/REM) for the erection of 103 
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.

Adopted 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

Rochdale 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

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

15/01195/OUT - Outline application (including access) for up to 150 dwellings (Use Class 
C3), potential primary school site with associated landscaping, open space, access 
arrangements and car parking provision (Resubmission of 14/00851/OUT). Permitted 

14/00851/OUT - Outline application (including access only) for up to 150 dwellings (Use 
Class C3), potential primary school site with 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 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.

2. 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, 
CF/2, 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 – not EIA development.

CONSULTATION RESPONSES

Open Spaces Society – Object to the proposed development as the land is designated as 
protected open land. Also raise concerns in relation to impact on the highway network and 
public rights of way. 

The Ramblers Association – no comments received to date.

Education – No comments received to date.

Highways England – No in principle objection to the application. Recommend a condition in 
relation to the submission and written approval of a travel plan. 

Condition 12 of the outline consent states “Notwithstanding any information provided as part 
of the application and within three months of development first taking place, a Travel Plan 
shall be submitted to and approved in writing by the Local Planning Authority. The Travel 
Plan shall contain measures for promoting a choice of transport modes and a monitoring 
regime with agreed mode share targets. In addition the Travel Plan shall set out the 



monitoring procedures and mechanisms that are to be put in place to ensure that it remains 
effective and shall be reviewed within a framework approved by the Local Planning 
Authority. The initiatives contained in the approved Travel Plan shall be implemented before 
the first occupation of the dwellings unless otherwise agreed in writing by the Local Planning 
Authority and shall continue to be implemented thereafter.”

As such the recommended condition from Highways England should not be attached to this 
reserved matters application as it would duplicate condition 12 on 15/01195/OUT.  

Transport for Greater Manchester – Comments were provided on traffic impacts and access 
points on the outline approval and therefore TFGM had no further comments on this 
application. In terms of site connectivity, it is noted that the development provides a 
pedestrian and cycle route to the north of the site through the POS linking to the existing 
PRoW, which is welcomed.

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, therefore Sport England has not provided a detailed response. 

Minerals and Waste Planning Unit – As the principle of the development has now been 
established by the approval of the Outline planning permission, we have no further 
comments to make on this further application. 

Strategic Transport Planning co-ordinator – No comments received to date

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

Highways and Engineering – No objections. Please refer to the highways and parking 
section of the report below for further discussion. 

Public Protection (Noise) –The mitigation detail contained in the addendum noise 
assessment if followed will achieve the required internal and external noise levels. 

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 manager – No comments received to date.

United Utilities – Recommend conditions in relation to the submission and written approval 
of a sustainable drainage management and maintenance plan. 

Condition 10 of the outline consent relates to foul and surface water drainage and includes 
at point 6, the requirement for “a timetable for implementation and a management and 
maintenance plan for the lifetime of the development” including the arrangements for 
adoption by any public authority or statutory undertaker and any other arrangements to 
secure the operation of the scheme throughout its lifetime.

As such the recommended condition from United Utilities has not been attached to this 
reserved matters application as it would duplicate condition 10 on 15/01195/OUT.  



Natural England – No comments to make.

Environment Agency – No objections in principle to the proposed development and no 
further comments to make.

Greater Manchester Archaeology Unit – No comments received to date.

Greater Manchester Ecology Unit –No objections. Please refer to the Ecology section of the 
report below for further details.

Greater Manchester Fire Service – No comments received to date.

GMP Design for Security – The proposed development should be designed and constructed 
in accordance with the recommendations contained within section 3.3 of the submitted 
Crime Impact Statement dated (16/11/2016 – URN: 2014/0431/CIS/02) and a planning 
condition should be added to reflect the physical security specification listed within section 4 
of the appendices within the submitted Crime Impact Statement. (Please 
see www.designforsecurity.org/secured-by-design/ or www.securedbydesign.com for more 
information). In summary, our support for this application is dependent on the 
recommendations made within the Crime Impact Statement being incorporated into this 
proposal. 

REPRESENTATIONS

The appropriate neighbouring properties were notified of the application by letter. In 
addition, as the proposal represents major development and 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

19 objections have been received from 13 different addresses. The issues raised have been 
summarised below:

- The site should stay as protected open land and development should be directed to 
brownfield sites 

- Loss of green belt land
- Additional housing is not necessary on this land 
- Increased traffic, congestion, pollution, safety risks of increased traffic, no indication 

of traffic calming measures
- Disruption during construction 
- Impact on local services such as schools and health service 
- Flooding
- No evidence that the existing water supply and main sewage removal could cope 

with such an increase
- Impact  on wildlife, ecology, trees and hedgerows 
- Loss of views
- The development of this site would result in the loss of the natural boundary between 

Middleton and Heywood and would remove the separate identities of each town
- The location of the proposed school is too close to a busy road and just after a blind 

bend and is inadequate to supply the number of spaces that would be required
- Parking issues if school goes ahead
- Impact on public rights of way
- The ecological survey is out of date as its from 2014
- Lack of neighbour notification from Rochdale Borough Council
- There has been no community involvement in the application
- No details regarding the build height datum and no ridge height reduction
- Impact of established dog kennelling business on new residents and vice versa
- Safety of the established equine users

http://www.designforsecurity.org/secured-by-design/
http://www.securedbydesign.com/


- Acoustic fencing will be a visual eyesore and a target for graffiti

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 15/01195/OUT and is not for consideration 
as part of this reserved matters application. The housing need 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 considered as a detailed element as part of 
the outline application and detailed mitigation was subsequently agreed. Given this, no 
additional discussion is provided in this respect as part of this reserved matters application.

Loss of view is not a material planning consideration.

The school site does not form part of the red line boundary for this application and is not for 
consideration at this time.

Birch Boarding Kennels are located some 580m away from the application site and as such 
it is not considered that the kennelling business will impact unduly on future residents of the 
proposed development or vice versa.

Boundary fencing/walling is required in order to define defensible space and also to provide 
security and privacy for future occupiers of the dwellings. It cannot be assumed that the 
provision of fencing and other boundary treatments will result in an increase in anti-social 
behaviour. The design of the proposed boundary treatments, subject to receipt of the 
amendments noted above, is considered to be appropriate for this residential setting and are 
not uncommon in their appearance. 

Support

4 letters of support have been received from 3 different addresses. The support letters raise 
the following:

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

park spaces
- The development will add to the character of Middleton
- High value owner-occupied will add value to the town
- The development will provide much needed employment to building contractors 
- The increased traffic will be negligible 
- The development will bring much needed diverse housing to an area which has 

suffered from much deprivation due to high volumes of social housing 

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: 15/01195/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 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 15/01195/OUT requires any reserved matters application to be 
limited to a maximum of 150 dwellings. This current application proposes 117 dwellings and 
is therefore in accordance with this part of condition 3.

Condition 3 also requires any applications for reserved matters to be substantially in 
accordance with the parameters plan submitted at outline stage (drawing number 
448B.50C.) 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.

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 leading to the M62 motorway corridor, and the urban area of Heywood 
beyond. The application site comprises an undulating topography of open fields separated 
by hedgerows with small farm complexes interspersed and set within open fields. 

The existing built development in the surrounding area displays a wide variety of 
architectural styles and built forms, however the overarching characteristic is one of 
predominantly low rise residential dwellings up to three storeys in height. Dwellings 
comprise a mix of detached, semi-detached, terraced blocks and a small number of 
apartments. In terms of detailing, dwellings are largely finished in brick with some examples 



of partial render in the apartments fronting Langley Lane and incorporate pitched roofs and 
features such as header and cill detailing, horizontal brick banding part way up the elevation 
and roof pikes over windows in the frontages. 

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. Heights of dwellings would range 
between 2 and 2.5 storeys. 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 two areas, one to either side of the site with lower 2 storey dwellings 
surrounding. 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 
4 plots fronting onto Langley Lane and 4 plots fronting the approved access road to the 
eastern side of 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 to ensure the taller units are located at the 
lower level areas within the site and away from the Langley 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 towards the 
north west corner of the site. To date no floor plans or elevations have been submitted and 
therefore at this stage a full assessment of the appearance of the proposed pumping station 
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 plans. The layout retains the approved vehicle access points towards 
the west and eastern sides of the site from Langley Lane. 

A public right of way runs to the east of the site and the proposed layout includes links to 
this footpath in the north east corner of the site. The vehicle access roads lead to a central 
road running from east to west within the site with smaller access roads leading to dwellings 
and shared drives. Cycle and pedestrian links are proposed from the cul-de-sacs down onto 
Langley Lane as well as a cycle/footpath to the northern side of the site which provides a 
more informal link from the site access roads and cul-de-sacs along the northern end of the 
site to the proposed play space and existing public right of way to the east of the site.

In addition, the layout plan incorporates an area to the north for public open space. The area 
earmarked for a potential future school is not included within the red line boundary for this 
application with no development currently proposed on this area. 

Buffer areas are provided along Langley Lane, with proposed development set back from 
the main frontage. The parameter plan did indicate a buffer area between proposed 
dwellings and the existing farmstead to the west of the site, however this buffer has not 
been carried across to the proposed site layout plan and the agents have confirmed that this 
is due to the presence of an existing drainage ditch. That said, boundary fencing and tree 



planting is proposed in rear gardens along this boundary and will provide an element of 
screening. It is acknowledged that this tree planting could be removed by future residents; 
however it is also acknowledged that to create a buffer in this area between the site 
boundary and the rear boundaries of proposed new dwellings may result in future issues in 
terms of maintenance. Dwellings along this boundary are set in excess of 5m away from the 
site boundary with the exception of the dwelling at plot 13 which is side onto the site 
boundary at a distance of 5m. It is considered that the proposed layout allows for the long 
term future maintenance of this area by future residents and does not significantly deviate 
from the approved parameters plan.

House types 

The proposed development would provide a mix of 3 and 4 bedroom terraced, semi-
detached and detached properties. The architectural design of the proposed house types, in 
terms of both materials and scale, is considered to be in keeping with the character and 
appearance of the surrounding area as well as those proposed on the Hollin Lane 
development, which is currently under consideration (Ref: 16/01556/REM). The introduction 
of variations of the same house types and some rendered properties ensures that there is 
some variety across the site. A condition is recommended requiring full details and samples 
of materials to be submitted for the written approval.

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 15/01195/OUT and would contribute 
positively towards the character of the surrounding 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. 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 26 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 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 26, this application is supported by a Crime Impact Statement, 
prepared by Greater Manchester Police (GMP). The statement sets out that the 
development is reasonably well laid out from a crime prevention perspective and that they 
are happy to support the proposals. 

GMP have provided comments on the submitted application and have recommended that a 
condition be attached to reflect the physical security specification listed within section 4 of 
the appendices within the submitted Crime Impact Statement. The recommendations set 
down in section 4 relate to doors, windows, boundaries etc. Although these details are 
controlled by building regulations, the condition on the outline application also requires the 
details of the submitted Crime Impact Statement to be adhered to and as such it is not 



necessary to attach a condition to this reserved matters application. The applicant has 
considered crime and security and the proposal accords with Core Strategy policy P3 in this 
respect. 

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 state 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 a brook and green belt land. To the east is a 
public footpath and access road with a small number of properties on the opposite side. To 
the south is Langley Lane and to the west is Langley Lane Farm. As such the site is 
segregated to some extent from the main residential estates which are on the opposite side 
of Langley Lane.

That said, adequate separation, in excess of the 21m required would be retained between 
the proposed new dwellings and the existing dwellings on Langley Lane. 

The proposed dwellings to the eastern side of the site would front one of the approved 
access roads as well as the potential future school site, proposed play area and link to the 
existing public right of way. As such, significant separation would be retained from the 
proposed new dwellings to the existing properties on the opposite side of the public right of 
way.

In terms of the proposed play area, this would retain a minimum of 21m from the proposed 
residential dwellings which would directly face, and would retain a distance in excess of 40m 
from the existing properties on the opposite side of the public right of way. 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 
required 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. As noted above, consideration will be afforded to 
the need to restrict permitted development rights on receipt of the amended plans. 

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 and Core Strategy Policies DM1 and G9 collectively seek to: 
avoid noise from giving rise to significant adverse impacts on health and quality of life and 
mitigate and reduce to a minimum other adverse impacts such as air quality, including 
through the use of conditions.

The outline application was supported by a Noise Impact Assessment and conditions 24 and 
25 of outline planning permission set out maximum noise levels and the requirement for 
mitigation measures including ventilation, glazing and acoustic fencing. 

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 Langley Lane and associated traffic 
noise. Mitigation measures include alternative ventilation to particular plots and acoustic 
boundary treatments for garden areas closest to Langley Lane.

The Council’s Public Protection Service has reviewed the addendum noise report and has 
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 24 will ensure that the measures are implemented on site. 

The addendum has also been submitted in order to discharge condition 25 of the outline 
consent, which states: “No above ground works shall take place until a scheme for the 
provision of acoustic fencing to be installed in accordance with the Updated Noise Impact 
Assessment, Land at Langley Lane report, REC Reference 90506R4-2, prepared by REC 
and dated 18th February 2015, or any subsequent report(s) submitted with any reserved 
matters application(s) 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 shall be retained thereafter.”

The Council’s Public Protection service has confirmed that the addendum is sufficient to 
discharge this condition. A condition is therefore recommended to ensure the development 
is carried out in accordance with the addendum and that the acoustic boundary treatments 
are installed prior to first occupation of the dwellings and retained as such thereafter.

A number of local residents have raised the issue of disruption during the construction of the 
development. It is acknowledged that with any development there will be an amount of 
disruption during construction, although this is temporary and is not a reason in itself to 
refuse the application. Condition 11 of the outline consent requires the submission of a 
construction management plan for the written approval of the LPA which seeks to mitigate 
the level of disruption where possible and will include details such as hours of work on site; 
parking for site operatives and visitors; loading/unloading and storage of plant; wheel 
washing; control of dust and dirt etc. 



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 accordance with 
condition 23 of the outline consent in order to assess the impact 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 Tree Preservation Orders on 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 recommended 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 an informal grass 
footpath, areas of woodland planting and areas of seating. A 3m wide footpath is proposed 
adjacent to this 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. 

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 80 trees across the site but that 
242 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 
generally 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 brick wall is proposed. 
A 2.2m high brick wall is proposed to the rear gardens of plots 4 and 65 which are side onto 
Langley Lane and a 2.6m high brick wall is proposed to the rear garden area of plot 117 
which is sited side-on to Langley Lane at the access road to the eastern side of the site. 
Ornamental railings of 1.1m in height are proposed along the road frontage and around the 
children’s play area. Feature brick entrance posts, 1.54m in height are proposed at the 
pedestrian access points from Langley Lane and the existing public right of way to the east. 

Concerns are raised with regards to the 2.2m and 2.6m high walls particularly given their 
location adjacent to the Langley 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. The proposed 2.2m high walling is shown on the site layout plan as being set 
forward from the host dwellings, however amendments have been requested to set the line 
of the walling back from the dwelling to soften its impact. Amendments have also been 
requested in the vicinity of the 2.6m high walling to re-orientate the property to front Langley 
Lane meaning that the property would act as an acoustic barrier to the rear garden area and 
would therefore negate the need for the 2.6m high boundary wall. An update will be 
provided on this prior to the committee meeting.

With the exception of the requested amendments set out above, the landscaping and 
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.

Ecology

The application is supported by a number of reports in relation to conditions attached at the 
outline stage including badger, invasive species, habitat management and lighting plans.

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

1. Badgers - Greater Manchester Ecology Unit (GMEU) have confirmed that the report 
is sufficient and as such a condition is now recommended to ensure that the 
measures detailed in the submitted report are undertaken. 

2. Invasive species management plan - the original invasive species management plan 
has been updated following initial comments from GMEU relating to additional visits 
and requiring clarification that a minimum of one visit a month with no more than 4 
week intervals until would be undertaken until the first frost. The amended report has 
been reviewed by GMEU who are happy with the updated report. A condition is 
recommended to ensure the development is carried out in accordance with the 
details set out in the amended report. 

3. Habitat and Landscape Management Plan - condition 14 of the outline consent - 
GMEU and the Council’s greenspace development and countryside team have 
reviewed 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. 

4. Lighting Plan - condition 15 of the outline consent -GMEU are satisfied that the 
proposed lighting scheme will not impact on any significant ecological features. The 
Council as local highway authority 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. As a result the lighting 
plans have been revised and GMEU have raised no objections to the revised lighting 
scheme. 

In respect of the submitted Langley Lane Biodiversity Enhancements Plan, GMEU have 
confirmed that they are satisfied with the extent and general habitat proposals. They 
requested further information with regards to the hardstanding proposed around the 
proposed pumping station and whether any re- profiling of the brook was proposed. The 
agents have confirmed that the level of hardstanding proposed to serve the pumping 
station is required to ensure that the development is in accordance with adoptable 
standards and that the hardstanding will not encroach into the area of the brook but that 



a retaining wall will be installed to its norther perimeter. The agent has also confirmed 
that the re-profiling of the Brook is not intended as part of this application. 
Notwithstanding this, works being undertaken in close proximity to the brook will be 
carried out in strict accordance with the Construction Environmental Management Plan 
and HSE Site Manual. 

Specifically, the Silt and Water Management measures identified in section 9.3.5 of the Site 
HSE manual will be implemented subject to incorporation into a Site Specific Environment 
Action Plan (SSEAP). The SSEAP will be finalised upon appointment of the contractor to be 
undertaking the works, and will be submitted to GMEU. Such measures that are likely to be 
incorporated include: 
• Silt fencing 
• Locating soil stockpiles away from the Brook and nearby drains 
• Avoiding tracking or washing out adjacent to the Brook, and 
• Regular monitoring of measures identified in the SSEAP to ensure they are implemented 
correctly and continuously until the risk to the brook is complete. 

These details have been reviewed by GMEU who have raised no objections. In addition, 
condition 30 of the outline consent requires the submission of a method statement to protect 
Whittle Brook from spillages, dust, debris etc during construction 

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. 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 Section 278 agreement to secure the 
implementation of a series of offsite highway improvement works in the vicinity of the site. 
Given this has been secured by the outline, no additional discussion is provided in this 
respect as part of this reserved matters application.

Condition 8 of the outline consent required that the development demonstrates connectivity 
between the site and the adjacent site to the east and the network of public rights of way in 
the vicinity of the site.

The Public Right of Way to the east of the site is to be retained in its current position with 
two links proposed from within the site at its north eastern corner. An informative is 
recommended to ensure that the public right of way is maintained at all times during the 
construction period and thereafter. 

The approved access roads would lead to a central road running from east to west within 
the site with smaller cul-de-sacs off the central road leading to 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 cul-de-sacs adjacent to the site frontage and 
Langley 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 5.5m width normally required for adoption standards. The council’s highways 
department have discussed this issue with the agents and it has been agreed that the 4.8m 
wide roads currently shown on the site layout plan will be increased to a width of 5.2m with 
1.8m wide footways. An amended plan is to be provided and an update in this respect will 
be provided prior to the committee meeting.

The application is supported by a plan indicating that 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. 

Highways have advised that the site will require a 20mph zone as well as no waiting 
restrictions at the vehicular access points funded by the developer. These restrictions fall 
outside of the planning process and will be subject to the statutory Traffic Regulation Order 
procedures.

On this basis the proposal is considered appropriate in terms of access and parking, and 
would meet the requirements of Core Strategy policies T1 and T2 and the NPPF.

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 Council’s ‘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 0.39 hectares of public open space on site. 

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 Area 
for Play (LEAP). This was also secured by the S106 agreement which requires the 
submission of a LEAP and Public Open Space plan as well as accompanying management 
plans.

The planning statement submitted in support of the application indicates that 1.1 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 area 
adjacent to Langley Lane.

It is considered that the area directly adjacent to Langley Lane would be limited in terms of 
its use as public open space given its small scale and that it would primarily provide a 
landscaped buffer between the development and the highway. Therefore, whilst it is 
acknowledged that it 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 and extending round to the LEAP is the public open 
space provision for the site. The land in this area does rise and fall in respect of levels, 



however there are some areas that are less steep and some more level areas that would 
provide usable areas of space for residents, walkers etc. This area also doubles up as a 
landscaped buffer to the green belt further to the north. The submitted plans indicates that 
this area would incorporate tree planting, seating, wet grassland seeding, and 
pedestrian/cycle path way linking to the existing public right of way to the east. 

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 relate 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. The management and 
maintenance plan for the LEAP area is a requirement of the S106 agreement and as such 
will be concluded outside of this 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. The S106 caps the 
contribution figure at a maximum of £139,374 and it is this figure which is sought.

Affordable Housing

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

Through the S106 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. In addition it sets 
out that Rochdale Borough council have two years from the grant of permission to confirm 
whether land for a new primary school is required. Should the Council confirm the need for 
the primary school then Taylor Wimpey will transfer ownership of part of the land to 
Rochdale Borough Council for the development of the school. The area for the potential 



future school does not form part of the red line boundary for this application but is included 
within the blue line.

Conclusion 

The details submitted in respect of the reserved matters of appearance, landscaping, layout 
and scale for the proposed 117 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:

20219-LP01 – Location Plan

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

D6024.012A – Open space biodiversity enhancements 
20219-RS01 – Refuse strategy Layout
20219-PL-1 – Planning Layout
D6024.009 – Planting concept
D6024.002A – Landscape proposals

20219-POS-01 – POS plan

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
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. 

2. Notwithstanding any description of materials in the application no above ground works 
shall take place until samples and 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. Unless otherwise agreed in writing with the Local Planning Authority, the 1.1m high 
ornamental railings hereby approved shall be colour treated black (RAL 9005) prior to 
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.

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. Measures to protect badgers shall be carried out in accordance with the details 
contained in the Badger Reasonable Avoidance Method Statement, TEP reference 
6024.008 as submitted with the planning application and agreed in principle with the 
Local Planning Authority prior to determination.

Reason: To safeguard protected species in accordance with Policy G7 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework.



6. The development shall be carried out in full accordance with the measures set out in 
the Invasive Species Management Plan version 2.0 dated 12/01/2017 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.

7. The development shall be carried out in full accordance with the measures set out in 
submitted Habitat and Landscape Management Plan by TEP and dated October 2016 
with the exception of the Local Equipped Area for Play which shall be managed and 
maintained in accordance with the Langley 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.

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

9. The development hereby permitted shall be carried out in accordance with the 
Addendum Noise Impact Assessment, ref: AC102542-1R1 dated 3rd 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.

Report Author Alison Truman


