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DELEGATION

1.1 The application falls to be determined by the Planning and Licensing 
Committee as it comprises major development and more than 10 objections 
have been received.

PROPOSAL SUMMARY

2.1 Reserved matters permission (appearance, landscaping, layout and scale) is 
sought pursuant to outline planning permission 16/00725/OUT for the erection 
of 90 dwellings.

RECOMMENDATION

3.1 It is recommended that the Planning and Licensing Committee resolves it is 
minded to GRANT permission subject to a Section 106 agreement to secure 
a financial contribution of £29,196 for provision of off-site biodiversity 
mitigation at the former Alderman Kay Playing Fields. 

REASON FOR RECOMMENDATION

4.1

4.2

It is considered that the details of the appearance, landscaping, layout and 
scale of the site and dwellings would provide for a development that would be 
in keeping with the character and appearance of the surrounding area. The 
proposed development would generally accord with the outline masterplan 
and would accord with the parameters set out in the outline permission 
16/00725/OUT. The proposals are considered to result in a sustainable form 
of development and would comply with the relevant policies of the Rochdale 
Core Strategy, the Rochdale Unitary Development Plan and the requirements 
of the National Planning Policy Framework.

The biodiversity impacts of the development must be offset by way of off-site 
mitigation (conversion of the current agriculturally improved grassland to 
grassland of higher biodiversity value; creation of a pond complex to add 
value for amphibians and invertebrates; control of Himalayan balsam (an 
invasive plant species) along the watercourse and woodland edge; and 
improved public access) at the Alderman Kay Playing Fields site. A financial 
contribution of £29,196 is to be secured by way of S106 agreement in order to 
fund the mitigation works.



BACKGROUND

The application site forms part of a larger area of proposed residential development around 
Hollin Lane/Langley Lane, referred to collectively as the Hollin Lane Masterplan Area. In 
addition to the application site, the wider area comprises:

 A parcel of land directly to the north (‘Hollin Lane West’) – subject of an 
undetermined reserved matters application 17/00489/REM, submitted on behalf of 
Taylor Wimpey, for 65 dwellings (pursuant to outline permission 16/00444/OUT);

 Two parcels of land to the east of Hollin Lane (‘Hollin Lane East’) – subject of 
permission 15/01183/OUT (for up to 205 dwellings) and divided into two phases, 
Phase 1 being the parcel of land closest to Hollin Lane and subject of reserved 
matters permission 16/01556/REM for 103 dwellings; and

 A parcel of land to the north of Langley Lane, subject of reserved matters permission 
16/01430/REM for 117 units (pursuant to outline permission 15/01195/OUT) 

SITE

The application relates to a circa 3.8 hectare irregularly shaped area of land located to the 
west side of the A6046 (Hollin Lane) and north of Langley Lane in Middleton. The site falls 
outside of the Defined Urban Area and is designated as Protected Open Land on the 
Rochdale Unitary Development Plan (RUDP) Proposals Map. The site is currently pasture 
land with a small cluster of buildings adjacent to the western boundary associated with Close 
Farm. The existing buildings are to be demolished in order to accommodate the proposed 
development. The site comprises gently undulating ground and is relatively open with limited 
tree cover, with some younger specimens and the remnants of hedgerows along the 
boundaries. The site is bounded by residential development on Hollin Lane, Hollins Drive and 
Langley Lane to the eastern and southern boundaries. 

To the east the site is bounded by Hollin Lane and Hollins Drive and to the west is a public 
right of way (MidRupp114) with open fields beyond (subject of 16/01430/REM). To the north 
is Dingle Farm and a further parcel of open land which is the subject of application 
17/00489/REM, beyond which lies the Green Belt between Middleton and Heywood.

The application site is located approximately 2km to the north of Middleton town centre, 
immediately adjacent to the residential area of Langley and is approximately 1km to the south 
of Junction 19 of the M62 motorway. The site is within walking distance of a number of key 
services including St Anne’s Academy, Hollin Primary School, Burnside Pre-School, 
Middleton Cricket Club, the Gardeners Arms Public House and shopping parade at the 
junction of Hollin Lane and Langley Lane. There are a number of bus stops with regular and 
direct services to Middleton, Heywood, Rochdale and Manchester in close proximity. 

PROPOSAL

The principle of the development of the site for residential purposes has already been 
established through the grant of outline permission 16/00725/OUT, as has the matter of 
access to the site. This application is for the reserved matters of appearance, landscaping, 
layout and scale (all outstanding matters) in relation to the erection of 90 dwellings (Use 
Class C3).

The proposed housing mix is as follows:
 4 x 2 bedroom dwellings (Churchill)
 23 x 3 bedroom dwellings (Baird, Trevithick, Brancaster)
 63 x 4 bedroom dwellings (Nelson, Newton, Wren, Scott, Shakespeare, Haversham, 

Wordsworth, Stephenson, Jenner)



The proposed dwellings would be largely two storeys in height with ten being 2.5 storey 
units (the Jenner and Wordsworth housetypes). 

The proposed development also includes public open space, internal access roads, private 
gardens and off-street parking as well as landscaping across the site. A Local Equipped 
Area for Play (LEAP) would be provided on the northern edge of the site, in close proximity 
to the proposed link to the Hollin Lane West site to the north (17/00489/REM)

Vehicular access to the site would be from Langley Lane, as approved under the outline 
consent and would lead to a network of access roads including shared drives within the site. 
A footpath and cycle link is proposed to run through the site from the Right of Way to the 
west of the site through to Hollin Lane, to the north of № 287 Hollin Lane. Pedestrian/cycle 
external links are proposed at three points along the western boundary to the existing public 
right of way. An ‘emergency access only’ link road is also proposed to provide access to the 
Hollin Lane West site to the north, as required by condition 7 of the outline consent.

RELEVANT PLANNING POLICY

National 

National Planning Policy Framework (NPPF) - Published March 2012 
- The NPPF sets out the Government’s planning policies for England and how these 

are expected to be applied.

National Planning Practice Guidance (NPPG) - Published March 2014 
- The guidance is intended to complement the NPPF and provides a single resource 

for planning guidance. 

Local 

Adopted Rochdale Core Strategy (RCS): 

The Core Strategy was formally adopted by the Council on 19th October 2016 and partially 
replaces the 2006 Unitary Development Plan. The following policies are relevant: 

SD1 Delivering sustainable development 
DM1 General development requirements 
DM2  Delivering planning contributions and infrastructure

SP3/M The Strategy for Middleton

SO2 Creating successful and healthy communities
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 
C8 Improving community, sport, leisure and cultural facilities

SO3 Improving design, image and quality of place
P1 Improving Image 
P2 Protecting and enhancing character, landscape and heritage
P3 Improving design of new development

SO4 Promoting a greener environment
G1 Tackling and adapting to climate change
G2 Energy and new development
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, contamination and land instability
G10 Managing mineral resources

SO5 Improving accessibility and delivering sustainable transport
T2 Improving accessibility

Rochdale Unitary Development Plan (RUDP): 

A number of policies contained within the Unitary Development Plan have been saved 
following the adoption of the Core Strategy. The following saved policies are relevant: 

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 

Greater Manchester Joint Minerals Plan:

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

Supplementary Planning Documents:

Affordable Housing (2008)
Biodiversity and Development (2008; updated 2017)
Guidelines and Standards for Residential Development (2016)
Oldham and Rochdale Residential Design Guide (2007)
Provision of Recreational Open Space in New Housing (2008; updated 2017)

RELEVANT SITE HISTORY

16/00725/OUT Outline planning application (all matters reserved except for access) 
for up to 94 residential units (Use Class C3) with associated 
landscaping, open space, access arrangements (access from Langley 
Lane) and car parking.  Demolition of farm and buildings associated 
with Close Road Farm – granted subject to conditions on 19th 
September 2016. 

15/01207/OUT Outline application (including access) for residential development of 
up to 88 dwellings with associated works (Resubmission of 
15/00358/OUT) – refused on 8th April 2016 for the following reason, 
subsequent appeal dismissed:

 
1. The proposed access into the development from Hollin Lane, in close proximity to 

the junction of Hollin Lane and Hazelhurst Drive and thus the access to St Anne's 
Academy, and the pedestrian crossing facilities on Hollin Lane, would be 
significantly harmful to highway and pedestrian safety in this location, culminating 
in a severe highway impact.  The application fails to demonstrate that the 
proposed site access will facilitate the safe movement of vehicles, pedestrians 
and other users of the highway, to the detriment of the safety and efficiency of 
the local highway network contrary to Policies G/A/1, A/2, A/3, A/9 of the 
Rochdale Unitary Development Plan and the National Planning Policy 
Framework and in conflict with policies T2 and DM2 of the emerging Rochdale 
Publication Core Strategy.  As such, it is considered that the adverse impacts of 
the proposal would significantly and demonstrably outweigh the benefits, and 



consequently the proposal does not comprise sustainable development.

15/00358/OUT Outline application (including access) for residential development of 
up to 88 dwellings with associated works – refused.

CONSULTATION RESPONSES

Coal Authority – The application site does not fall with the defined Development High Risk 
Area and is located instead within the defined Development Low Risk Area. This means that 
there is no requirement under the risk-based approach that has been agreed with the LPA 
for a Coal Mining Risk Assessment to be submitted or for The Coal Authority to be 
consulted.

Conservation and Design – No comments received to date

Design for Security – Having reviewed the application, we would recommend that once the 
Crime Impact Statement is completed and sent over, that section 3.3 is taken into 
consideration as this section will portray the recommendations. 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.

Drainage & Flooding Engineer – 

Officer Note: Initial concerns were raised in relation to the onward connection from the site 
through Dingle Farm, the potential relationship between the adjacent Taylor Wimpey Hollin 
Lane West site, the design of the culvert diversion and the lack of provision of a 
‘MicroDrainage Model’ . Following receipt of additional information, including the amended 
drainage details (ref. 103 SK-01 rev. P4) the following comments were received on 12th 
January 2018:

Having reviewed all the information, please be advised that I have no objection to the 
drainage proposals of Taylor Wimpey and Wain Homes for these two sites.

Environment Agency – We have no objection in principle to the proposed development, and 
no further comments to make to those made on the 4 July 2016, your reference 
16/00725/OUT.

Greater Manchester Archaeology Unit – GMAAS were consulted previously on the outline 
application 16/00725/OUT. Following that consultation GMAAS’ advice was taken and 
condition 23 of the [outline] consent reflects that advice. GMAAS would wish to see the 
requirement of condition 23 implemented.

Greater Manchester Ecology Unit – 

Comments received 9th March 2017

The GMEU objects to this application.  In our opinion it fails to meet guidance within Section 
109 NPPF states that the planning system should contribute to and enhance the natural and 
local environment. 

Enhancement and contribution to the Natural Environment
a) The proposed development will result in the loss of around 3.5 ha of improved 

grassland/ley habitats of low value, around 0.3ha. of buildings and hard standing, 
habitats of negligible to no value and a small area of scattered scrub and ruderal 
habitat (approximately 0.08ha) a habitat of moderate ecological value.

There is also over a 100m of hedgerow lost being lost with around 387m of new 
hedgerow proposed along with native tree planting.



Currently around 0.2ha of wildflower grassland are proposed as mitigation scattered 
around the site in parcels of less than 0.1ha.  

Biodiversity accounting utilising the defra biodiversity matrices is now an accepted 
approach to provide a semi-objective figure on the nett biodiversiy impact of a 
development, with both Planning Practice Guidance for the Natrual Environment 
(DCLG 2016) and the British Standards for biodiversity in planning (BS 42020:2013) 
noting that the biodiversity off-setting approach is an accepted avenue.

I have calculated that the loss of habitat utilising these matrices equates to the loss 
of around 7.32 biodiversity units based on the loss of habitat noted above ie 3.5 ha 
of grassland valued as low and in poor condition giving a multiplier of 2 and (7 units) 
and the loss of 0.08 of moderate value habitat in low condition giving a multiplier of 4 
 (0.32) units.

Around 0.2ha of wildflower grassland are proposed.  This is a high value habitat 
giving a multiplier of 6.  In terms of the end condition given how small the patches 
proposed are and the proximity of to recreational impacts eg the LEAP and along the 
public footpath, it is not possilbe to guarantee good condition at best a moderate 
condition could be expected, this gives a multiplier of 12.  Ie a total of 2.4 units of 
biodiversity gain.   In addition defra also recommends an additional multiplier that 
takes in to account the difficult of creating and time lapse before mature.  For 
wildflower grassland the difficulty level is 1.2 the time lapse is 1.  The potential of 2.4 
units is therefore reduce to 2 units.  

I therefore estimate there is a shortfall of 5.32 biodiversity units of mitigation.

Hedgerows are treated seperately under this system with a  meter per meter 
replacement recommended.  Adequate mitigation for loss of hedgerow is proposed.

b) The adjacent development to the west and east are at a similar stage in the process 
with sites of similar ecological value per hectare and have proposed more than 
adequate mitigation at reserved matters on-site to ensure no nett loss.  In excess of 
20% of the site put aside for public open space and wildlife to the east of Hollins 
Lane.   I recommend the developer looks at these proposals for an idea of the level 
of mitigation they should be aspiring to and to co-ordinate the recreational and 
ecological provision.

The ecology unit therefore objects to the proposed scheme and recommend that the 
developer provide more on-site mitigation in line with the other developments proposed to 
the east and west or provides adequate off-site compensation via a section 106.

Other ecological issues were resolved at outline stage and I am aware that updates have 
occurred where conditions required such.

Comments received 6th July 2017

Habitat & Landscape Mng Plan
I had previously largely accepted the original version of this document subject to 
some minor clarifications as part of the discharge of condition 16 of the outline 
permission (22/02/2017). The amended plan provides additional detail which I 
welcome, clarifying the quantity of habitat on-site but noting that residual impacts will 
be compensated off-site.  My other concern with the previous version relating to the 
detail of tree protection measures which also appears now to have been addressed 
through provision of a separate tree protection plan.   



My only comment would be that the revision of the landscape proposals does not 
appear to have been completed, so clarification is required on whether the proposed 
on-site habitat areas and lengths of hedgerow are final figures based on the final 
revision or based on the information we have seen so far.

Biodiversity Enhancement and Mitigation Plan
Again I previously commented on this plan as part of outline condition discharge.  
 My main concern was that inadequate land had been set aside to achieve no nett 
loss. The revised scheme notes that off-site compensation is now proposed which 
would potentially remove this objection.  Bat and bird box locations are also 
amended, which I have no objections to.  I would however note that the plan does 
not appear to reflect the revised landscape proposals that have been submitted. 

Revised Landscape Proposal
Only two of four plans appear to have been submitted so far. These have increased 
the area of on-site mitigation which I welcome, primarily through reduction of garden 
size, but still in my opinion insufficient to achieve no nett loss.  However as off-site 
compensation is now proposed, once the detail of that information is supplied, no 
further amendments may be required.

POS schedule.
I have no strong views on this document as it just indicates open space with detail on 
the area of semi-natural greenspace v. formal greenspace.  Again as off-site 
compensation is proposed the area of on-site mitigation may no longer be critical.

Off-site Compensation
I previously estimated a short fall of approximately 5.32 Biodiversity units, utilising 
off-setting matrices.  This may now be reduced following revision to the landscape 
plan, though based on the habitat & mng plan area of habitat noted is similar to what 
I estimated.  The area of off-site compensation required to achieve no nett loss 
depends on habitat to be enhance and the habitat that will be created, but for 
example if improved grassland was converted to species rich grassland between 0.3 
and 0.4 ha would be required.

Comments Received 1st November 2017

I have had a quick look at the plans provided.  There is no significant change in on-site land 
area from the previous versions, other issues having been largely resolved therefore my 
previous comments still apply.

I.e. If adequate off-site compensation is provided then I would have no objection to the 
proposed plan, with Appletons indicating that off-set compensation is being proposed, 
though you stated this has now been withdrawn. If off-site compensation is being proposed, 
I recommend the area is identified and evidence provided that the developer has control 
over this land prior to determination.

If no off-site compensation is being provided then the GMEU would object. I do not believe 
that the habitat proposed on-site is adequate in quantity and even if all the tiny parcels did 
add up to a an area theoretically in line with my initial suggested target, they are either too 
small to be sustainable (i.e. achieve high condition and value as would be required to hit the 
targets) or would be subject to too much public pressure to achieve the value and condition 
required.

Comments Received 10th November 2017

I have no objection to the revised plan or the discharge of condition 17 [street lighting].

Comments Received 8th December 2017



I am happy that the management of Alderman Kay Playing Fields as higher value grassland 
plus pond will provide adequate off-site compensation for the residual negative impact 
following on-site mitigation and recommend that the detail is dealt with via Section 106.

Greater Manchester Fire Service – No comments received to date

Greater Manchester Minerals and Waste Planning Unit – As the development has been 
approved in Outline under permission 16/00725/OUT, the mineral safeguarding issue has 
already been addressed. We therefore have no comments to make on this Reserved 
Matters application

Highways and Engineering – Traffic and junction Capacity are not considered as part of this 
application. Parking Provision for this development is acceptable. Access to this site is 
agreed under a separate application. The onsite layout includes traffic calming and will be a 
20 mph zone. The Traffic Calming is however excessive and mainly in the wrong locations. 
The location and frequency of the Traffic Calming needs revision to ensure it operates 
effectively. The junction of the Highway between unit 20-76 should be amended and the 
kerb radius included. The proposal gives too much space at the junction and does not meet 
current adoption requirements. 

Private Driveways will not be adopted by Rochdale BC and should be maintained by the 
ultimate landowner(s). I have no concerns regarding refuse collection Refuse Collection 
from this location with the exception of unit 27 which is too far from adoptable Highway to be 
considered for refuse collection under current guidance. The applicant should extend the 
length of the adopted Highway to include most of the frontage of unit 23 or provide bin 
storage closer to the Highway. 

The layout includes a shared footpath/cycleway from Unit 48 in an approximate East 
direction to Hollin Lane. I have concerns about how this Footpath/Cycleway interacts with 
Hollin Lane and the proposed S278 works. These details should be agreed with Taylor 
Wimpey and should tie into the proposed Rochdale BC light segregation cycle scheme at 
this location. Signage will also be required at either end of the Cycleway/Footway to warn 
pedestrians and cyclists of one another’s presence. 

This site should operate safely and is heavily traffic calmed. My main road safety concern is 
cycles exiting the footway/cycleway on Hollin Lane. Highways Drainage is dealt with 
separately to this application. A PROW skirts the Western border of the site and it does not 
appear that this obstructed in anyway by this proposal.

Road Safety Officer - The estate should be subject to a 20 mph zone with clear signage at 
the entry and exit. Consideration should be given for the point where the cycleway/footway 
joins Hollin Lane. What will prevent cyclists entering Hollin Lane at speed?

Network Management - Consideration should be given to how the proposed 
Cycleway/Footway interacts with the proposed improvements to Hollin Lane. The Highways 
should not be narrowed adjacent to junction platforms. This will cause vehicles overrunning 
the footway. A Safety Audit is required but not on this REM application.

In principle I have no objection to this application and with minor amendments I would offer 
this application my support. The shared footpath/cycleway requires further details are 
submitted regarding signage of the route and the interaction of this route with the proposed 
S278 works on Hollin Lane and the light segregation scheme. The Private Driveway layout 
should be amended fronting units 23 27 to bring unit 27 to within an acceptable distance 
from the adoptable highway for refuse collection. Should these amendments be made I 
would support this application I am therefore recommending approval of this scheme subject 
to condition.



Prior to first occupation a scheme should be agreed with the LPA for the signage of the 
internal Footpath/Cycleway and its interaction with the proposed cycling facilities in Hollin 
Lane. Prior to completion the private driveway fronting units 23 27 should be amended in 
layout to bring unit 27 to within an acceptable distance from the adoptable highway for 
refuse collection. The entire estate should be subject to a self-enforcing 20 mph zone.

Officer Note: Following receipt of the above comments, amended plans were received by 
the LPA which included a reduced level of traffic calming within the site, amended kerb radii 
at junctions and further detail on refuse collection proposals.
 
Highways England – Raise no objection in principle to the application. Recommend a 
condition requiring the submission of a travel plan for the written approval of the Local 
Planning Authority.

Officer Note: The recommended condition has not been attached as it would duplicate 
condition 10 on the outline consent, 16/00725/OUT.

Lead Local Flood Authority – No specific comments – Highways/Drainage will comment on 
any drainage scheme specifics.

Natural England – Natural England has no comments to make on this application.

Open Spaces Society – Raise concerns in relation to the following:
 The planning history of the site – “an application, refused twice, and then only given 

permission when recommended, subject to the signing of a S106”;
 The criticisms raised by the Inspector in determining the previous appeal in relation 

to this site;
 Access to the site will be an ongoing issue;
 Note the commitment of the Government and Secretary of State to protecting green 

belt and prioritising development on brownfield land;
 Consider that the habitat, biodiversity and landscaping proposals are inadequate;
 Note the protection afforded to water voles in law and the need for protected species 

surveys;
 Consider that the development of the site will detract from the adjacent public right of 

way.

Peak and Northern Footpaths Society – No comments received to date 

Public Protection (Environment) – Recommend standard site investigation (contaminated 
land) condition.

Officer Note: The recommended condition is not recommended to be attached to any 
reserved matters consent as it would duplicate condition 12 of outline planning permission 
16/00725/OUT. 

Public Protection (Noise/Odours) – No comments received to date

The Ramblers Association – No comments received to date

Rights of Way – No comments received to date

Rochdale Development Agency – No comments received to date

Schools Service – No comments received to date



Sport England - The proposed development is not considered to fall either within our 
statutory remit, or non-statutory remit upon which we would wish to comment, therefore 
Sport England has not provided a detailed response. 

Strategic Housing – There is a requirement for affordable housing in relation to the above 
application. Given the sites close proximity to existing social housing estates ie. Hollin and 
Langley a commuted sum is an option.

Strategic Planning – No comments received to date

Strategic Transport Planning Co-ordinator – No comments received to date.

Street Lighting – Request additional information prior to full technical approval of the lighting 
design.

Officer Note: The request is noted; however, full technical approval will be given through the 
S38 agreement with the Local Highways Authority and not through the reserved matters 
process.

Transport for Greater Manchester – In order to maximise the benefits of the site’s location in 
relation to active travel, it should be ensured that the pedestrian and cycling environment is 
designed to be as safe, convenient and attractive as possible, so as not to discourage 
people from accessing the site on foot / by bicycle.  This should be applied both throughout 
the site layout, and also between the site and existing active travel networks and can be 
achieved through measures such as the appropriate use of surfacing materials, 
landscaping, lighting, signage and road crossings.  

To promote active travel and link in with the surrounding environment, the applicant should 
ensure the provision of continuous 2m wide footways throughout and surrounding the 
development, reinstating any redundant vehicle access points, installing tactile paving at 
junctions/crossing points and renewing any substandard footways.  The development should 
be designed so as to integrate with the surrounding residential area to create a safe 
pedestrian environment with natural surveillance. The pedestrian connection to Hollin Lane 
and the pedestrian links proposed from within the site to the Public Right of Way, which runs 
to the west of the site, are welcomed. 

It is also important to ensure that the development includes adequate infrastructure and 
facilities to encourage future residents to travel by sustainable modes. TfGM would therefore 
recommend that each dwelling makes provision for some form of secure cycle parking within 
the site curtilage of the dwellings.

Officer’s Note: A condition in relation to the submission of a travel plan is not recommended 
to be attached to any reserved matters consent as it would duplicate condition 10 of outline 
planning permission 16/00725/OUT.

Tree and Woodland Development Officer – I have no objections to the proposals for tree 
protection providing all the protective fencing is installed prior to any works starting on site 
and that all the recommendations detailed on the Tree Protection Plan No. 1960_13, 
revision A are followed.

United Utilities – 

Comments received 27th March 2017

It should be noted that we have previously commented on the Outline Application (Planning 
Ref: 16/00725/OUT) to which the above application relates. Our previous response (Our 
Ref: DC/16/2784) is available from the Local Planning Authority.  



Site drainage - United Utilities have no objection to the proposals as shown on drainage 
layout drawing 14158/03/1/B.

Recommend that the site be drained on a separate system with foul water draining to the 
public sewer and surface water to be drained in accordance with the hierarchy set out in the 
NPPG. Recommend application of a condition for a management and maintenance regime 
for any sustainable drainage system.

Comments received 14th November 2017

With reference to the above planning application, United Utilities have no objection to the 
proposal to drain surface water from the proposed development to the existing watercourse 
as shown on drainage layout drawing SK-01/P1.

REPRESENTATIONS

The appropriate neighbouring properties were notified of the application by letter. In 
addition, as the proposal represents major development and affects a public right of way, 
site notices have also been posted in the vicinity of the site and in the local press. Following 
revisions to the scheme, additional notification letters were issued to neighbouring 
properties on 20th September 2017.

14 letters of objections have been received. The issues raised are summarised below:
- The site should remain as protected open land
- The development is not sustainable – destruction of perfectly good arable land
- Contrary to the recent Housing White Paper
- The existing situation is unacceptable and it is not realistic to make matters worse by 

building more houses
- Developers should be directed to brownfield sites instead
- Impact on local services such as doctors, schools etc
- Increased traffic congestion – concern that the data in traffic assessments is flawed
- Concerns over safety for pedestrians and children, including pupils of St. Anne’s 

Academy
- Too much development and increase in traffic in this area
- There are not enough jobs to support the existing population let alone more people
- Increased pollution, including noise
- Drainage and flooding
- The infrastructure is not equipped for all these properties 
- Impact on countryside and wildlife – the submitted surveys are out of date

Officer Response: The principle of development of the site for residential purposes 
has been established by the grant of outline planning permission 16/00725/OUT and 
is not for consideration as part of this reserved matters application. Similarly, 
highway matters, including the access to the site, were considered as an element of 
the outline application and detailed mitigation was subsequently agreed.

- The application was for 84 dwellings and has now increased to 94 without proper 
process

Officer Response: This reserved matters application has been submitted pursuant to 
outline permission 16/00725/OUT – the scope of this permission was for 
development of the site with up to 94 dwellings. The revised reserved matters 
scheme seeks consent for 90 dwellings and therefore reflects an appropriate 
quantum of development in relation to the outline consent. Confusion may have 
arisen in light of a number of previous outline applications for a lesser number of 
dwellings, as detailed in the site history section above.

- The primary school has disappeared from the plans



Officer Response: The proposed primary school within the Hollin Lane Masterplan 
Area did not form part of the outline consent for this site and formed part of the 
Langley Lane site (15/01195/OUT). 

- No suitable areas for children 

Officer Response: The proposed site layout includes areas of Public Open Space, 
including a Locally Equipped Area for Play (LEAP), to be provided in accordance 
with the Council’s standards for POS provision.

- Overlooking/loss of privacy
- Loss of light

Officer Response: The relationship with neighbouring properties is considered in 
detail in the relevant analysis section below. 

- The developers have not engaged with the local community 

Officer Response: It is understood that the developer, Wainhomes, has not carried 
out any direct community consultation. Nonetheless, the application has been 
publicised by the Local Planning Authority by way of direct neighbour notification, site 
notice and press notice and opportunity provided for comment.

- The application doesn’t demonstrate the build line

Officer Response: The submitted plans show in detail the proposed layout of the site 
itself and also show the context of the existing surrounding properties.

ANALYSIS

Outline Permission

The principle of residential development on the site has been established through the grant 
of outline planning permission (ref: 16/00725/OUT). The reserved matters application for 
consideration relates to appearance, landscaping, layout and scale. 

Condition 3 of the outline permission requires that the total number of residential units 
included in any reserved matters application shall not exceed 94; as the current revised 
proposal includes for the provision of 90 dwellings, the scheme accords with this 
requirement. It also requires that the development shall be substantially in accordance with 
the illustrative masterplan (ref. 1439WHD/HLM/SK2 rev. H) – the approved plans indicate 
the proposed access roads and footpath links as well as areas for housing. Whilst there is 
some minor variation in the layout on the proposed plans submitted with the reserved 
matters scheme, including in the positioning of the Public Open Space (as discussed in 
further detail below), the scheme is considered to be largely in accordance with the 
illustrative masterplan.

Appearance, Layout and Scale

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.



RCS Policy P1 requires high quality design in new developments; Policy P3 requires new 
developments, including associated landscaping, 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. Policy DM1 requires all developments to be of a high quality design and 
take the opportunity to enhance the quality of the area.

Character of the Surrounding Area

The site lies directly adjacent to the urban area of Middleton, with open fields further to the 
north leading to the M62 motorway corridor and the urban area of Heywood beyond. It 
should be noted that whilst there are also currently open fields to the east, west and north of 
the site, these areas of land form part of the wider Hollin Lane Masterplan Area and are to 
be developed in accordance with the applications noted above (‘background’ section). 

The existing built development in the surrounding area demonstrates a 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 on the Hazelhurst Drive 
housing estate to the east of Hollin Lane. Dwellings 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. 

Layout of the Development

The proposed site layout is reflective of the overarching design principles outlined in the 
approved illustrative masterplan. The layout retains the approved vehicle access point from 
Langley Lane and leads to a network of access roads including shared drives within the site.

The scheme has been subject to detailed amendments and substantive revisions as agreed 
with officers of the LPA, in order to seek to improve the layout and the design quality of the 
development. Key improvements, and positive features of the scheme, include the 
presentation of an active frontage to the Public Right of Way to the west, a significant 
reduction in the extent of contiguous areas of parking parallel to the street scene and 
relocation of the Public Open Space and LEAP to a more central and appropriate location, 
forming a permeable and attractive barrier to the adjacent Taylor Wimpey site. The overall 
layout is largely typical of modern estates, however, care has been taken to avoid a 
regimented feel, given the semi-rural nature of the application site and the scheme 
represents a [natural] arrangement.  

Condition 22 of the outline permission required the submission of a scheme for 
management of household waste. The application is accompanied by a detailed refuse 
collection strategy which outlines the ability for each of the dwellings to store 
refuse/recycling bins within back gardens (away from the main street scene, as required by 
the Council’s Residential Development SPD) and present them for collection on the 
adoptable highways within the site. The only exceptions are where houses are located down 
a significant length of private driveway (upon which refuse collection trucks will not traverse) 
and therefore central collection points are proposed at plots 23/24, plot 68 and plot 48. 

Improvements have also been sought to the quality of boundary treatments across the site – 
it is now proposed that these will constitute an appropriate mix of 1.8m high solid brick 
walling, combined brick and wooden fencing, 1.2m high metal railings, 1.8m high close 
boarded timber fences, 0.625m brick dwarf walls and 0.9m high timber ‘knee rail’ fencing. 
Particular attention has been paid to key boundaries across the site on highly 
visible/prominent plots. As a result the boundary to the Public Right of Way will consist of 
knee rail fencing, in order to keep an open aspect and the boundaries of ‘side’ gardens 



running adjacent to the street scene are formed of brick piers and wooden fencing above a 
dwarf wall (and subject to further landscape buffer screening).

Links

A public Right of Way runs to the west of the site and, as required by condition 9 of the 
outline consent, the proposed detailed layout includes links to this footpath at three points 
along the western boundary. Overall, three pedestrian links are proposed to the PROW – 

 Link ‘A’ – between plots 31 and 32 in the north west corner of the site;
 Link ‘B’ – between plots 23 and 28;
 Link ‘C’ – between plots 13 and 14

A combined pedestrian and cycle link is proposed to run through the site from the boundary 
with the PROW, entering the site at point ‘B’, extending eastwards to meet with Hollin Lane 
to the north of № 287 Hollin Lane. This will provide a clear cycle route from the Langley 
Lane site to the west, through to Hollin Lane and onto the wider network beyond. The 
dedicated cycle route shown on the plans is deemed to represent the most appropriate route 
through the site and would necessitate only a single crossing of the general highway within 
the site. The route runs through a slightly curved path across the Public Open Space, 
adjacent to the LEAP, and through an attractive landscaped area to Hollin Lane.

Condition 7 of the outline permission requires the provision of an appropriate two way 
vehicular access with the Hollin Lane West site (then subject of application 16/00444/OUT) 
– following consultation with the Highways Authority at pre-application stage, it was 
determined that the vehicular link should not be open to general traffic, in order to prevent 
use of the site, and the adjacent Hollin Lane West site, as a cut-through between Langley 
Lane and Hollin Lane. As a result, the current layout shows an emergency only access 
between the two. Whilst the reserved matters application for the site to the north has yet to 
be determined, the proposed access road shown on this current application would be in 
accordance with that shown on the parameters plan and indicative plan approved under 
application 16/00444/OUT. It is recommended that a condition be attached requiring 
submission of an appropriate scheme of measures to ensure traffic flow is restricted to 
emergency access only.

Public Open Space

The layout includes for an area of onsite Public Open Space provision on the northern 
boundary of the site, adjacent to the Hollin Lane West site to the north. The area of POS 
would contain a Locally Equipped Area for Play (LEAP) which would be constructed to meet 
with the Council’s standards. An appropriate management plan (as required by the Section 
106 agreement for the outline permission) has also been submitted which sets out that long-
term management shall be undertaken by a management company set up by the developer, 
who will maintain the LEAP in a good condition and to required safety standards. The LEAP 
contains a number of appropriate items of equipment, including a double swing, climbing 
slide and stepping logs. 

Notwithstanding the potential detailed layout for the adjacent Hollin Lane West site, the 
Public Open Space would benefit from natural surveillance from three orientations – plot 55 
to the west, plots 74 and 75 to the south and plots 56 & 57 to the east. This layout assists in 
the aim of intrinsically ‘designing-out’ crime and anti-social behaviour. An appropriate 
distance between the LEAP and the surrounding houses would be maintained to ensure the 
properties would not be adversely affected by noise and disturbance, and clear boundaries 
would exist between public and private spaces.

The developer proposes the provision of a number of ‘pocket parks’ scattered throughout 
the development. These provide an element of informal open space and are located in the 
landscaped area to the north east corner of the site (leading to Hollin Lane), along the edge 



of the site adjacent to the Public Right of Way and adjacent to the highway junction and 
plots 46-48. Each of these would benefit from landscape planting around the perimeter, the 
provision of seating facilities and in some cases provision of small-scale play equipment. 
Whilst indicative details have been submitted, a condition is necessary to require 
submission of a final scheme for each pocket park identified on the site layout plan, and 
requiring the implementation of such a scheme. 

House Types

The proposed development would provide a mix of 2, 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 largely in keeping with the character 
and appearance of the surrounding area as well as those proposed on the other 
development sites within the wider Hollin Lane Masterplan Area. A number of minor 
amendments were secured by officers in relation to the detailed design of housetypes. The 
introduction of variations of the same house types and some rendered properties ensures 
that there is some diversity across the site. 

The proposed 2.5 storey units (‘Wordsworth’ and ‘Jenner’ housetypes) would be largely 
confined to the centre of the site, with the exception of three plots on the eastern edge of the 
site nearer to Hollin Lane. Careful consideration has been had to the relationship between 
2.5 storey units and adjacent properties – the developer has submitted a number of 
illustrative street scene drawings which demonstrate the proposed final appearance. The 
additional height and variation in roof pitches is considered to add variety to the roof-scape 
of the development and avoids a monotonous appearance. 

Originally the application proposed to construct a block of 2-bedroom apartments (Oakmere 
housetype) towards the northern edge of the site, adjacent to the Public Open Space. This 
has since been removed from the application proposal, given the substantial concerns 
raised by Officers with regard to the design and appearance of the block and the 
relationship with adjacent areas of the site. The replacement with individual dwellings, in 
tandem with the alterations to the layout of the POS and LEAP, results in a more 
appropriate arrangement.  

In conclusion, it is considered that, as a result of the amendments to the scheme secured 
through negotiations with the developer, the proposed development is substantially in 
accordance with the parameters plan approved under application 16/00725/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 policies P1, P2 and P3 in terms of 
its design and layout.

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 requires that developments should 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 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 key relationships with existing properties located off-site can be summarised as follows:
 Plot 13 (side) to № 64a Langley Lane (rear) – 38m;
 Plot 12 (rear) to № 64a Langley Lane (rear) – 35.9m (distance to rear boundary 

10.7m);
 Plot 11 (side) to Close Road Bungalow (rear) – 23.9m;
 Plot 90 (side) to № 32 Langley Lane (rear) – 19.7m;
 Plot 88 (side) to № 30a Langley Lane (rear) – 29.5m;
 Plot 88 (rear) to № 11 Hollins Drive (rear) – 25.8m (distance to rear boundary 9.5m);
 Plots 81-84 (rear) to № 10 Hollins Drive (rear) – min. 29.3m (distance to rear 

boundary min. 11m);
 Plot 70 (side) to № 10 Hollins Drive (rear) – 25m;
 Plot 65 (rear) to № 8 Hollins Drive (rear) – 23m (distance to rear boundary min. 10m, 

max. 13m);
 Plot 64 (rear) to №s 6 and 8 Hollins Drive (rear) – 23.5m and 21.5m respectively 

(distance to rear boundary min. 9.5m, max. 11.5m);
 Plot 63 (rear) to №s 2 and 4 Hollins Drive (rear) – 27.8m and 25.5m respectively 

(distance to rear boundary 11.5m);
 Plot 63 (side) to № 279 Hollin Lane (rear) – 21m;
 Plots 61 and 62 (rear) to №s 283 to 285 Hollin Lane (rear) – 29m and 28.5m 

respectively (distance to rear boundary 10.5m);
 Plot 60 (rear) to № 287 Hollin Lane (rear) – 27m (distance to rear boundary 10.5m);

The only infractions of the standards can be seen at plots 64 and 88, where the minimum 
depth of the rear garden would stand at 9.5m. However, given the presence of the existing 
vegetative screening on the boundary to plot 88, and the minor nature of the infraction (1m 
below standard), it is not considered that it would give rise to injury to amenity to the extent 
that would warrant refusal. Similarly, at plot 64 it is noted that the boundary tapers, the 9.5m 
distance would be at the pinch point, and on average the distance would be 10.5m. 

The plots along the western boundary of the site, adjacent to the Public Right of Way, would 
serve to overlook the Public Open Space and the potential primary school site within the 
Taylor Wimpey Langley Lane site (15/01195/OUT/16/01430/REM). A sufficient separation 
distance would therefore be maintained to dwellings to be constructed within this adjacent 
site.

Relationships between dwellings within the site largely comply with the Council’s SPD 
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, is in line with 
the layouts as approved for the neighbouring sites and is not uncommon within residential 
areas. 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.

Condition 11 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. Also of note is the requirement of condition 14 of the 
outline permission, which requires the submission of a Construction Method Statement, 
including hours of work and measures to control emission of dust and dirt during 



construction etc. which seeks to protect the amenity of existing surrounding residents during 
the construction period.

In conclusion, it is considered that the proposed layout is acceptable in terms of interface 
distances between 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.    

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).

A Crime Impact Statement produced by Design for Security (Greater Manchester Police) 
has been submitted in support of the application which concludes that the layout of the 
proposed scheme is acceptable, though a number of detailed points for consideration are 
raised:

 Suggested reduction in the number of pedestrian links to the existing public right of 
way to the west

 Boundary treatments – require provision of robust and secure boundaries to the 
dwellings

 Relocation of apartment entrance
 Treatment of POS and link to Hollin Lane – clear boundaries and separation

It is not considered appropriate to reduce the number of pedestrian links to the site as 
interconnectivity and accessibility represents a key principle of the development of the 
Hollin/Langley masterplan area. The layout is designed to ensure provision of sufficient 
linkages to the adjacent Langley Lane site and to the wider PROW network. The layout has 
since been amended with increased natural surveillance of the right of way and the access 
points, with plots being orientated to face westwards and use of housetypes with dual 
frontages. The boundary treatments, and detailed layout plan, proposed are considered to 
strike a suitable balance between providing security and defensible space and creating an 
attractive street scene. The apartment building has now been removed from the scheme, 
thereby resolving previous concerns and the public open space is to benefit from natural 
surveillance on all three sides facing into the site.

It is recommended that an informative be attached to the permission, if granted, to reflect 
the physical security specification listed within section 4 of the appendices within the 
submitted Crime Impact Statement, as these are not considered to constitute a reasonable 
planning condition. Otherwise, the applicant has considered crime and security and the 
proposal accords with Core Strategy policy P3 in this respect. 

Landscaping

Areas of hard and soft landscaping are proposed across the site including street trees, 
planting in front gardens and the use of hedgerows to assist in defining boundaries of the 
site and within front gardens. Further dense landscaping is proposed within key areas of the 
site, including the core Public Open Space to the northern edge of the site, the access link 
to Hollin Lane, along the edge of the PROW on the west of the site and in buffer areas in the 
north west portion of the site.

The detailed planting plans and schedules indicate that the scheme is to include native 
species hedgerow, shrubs, native woodland block planting, wildflower/grass seed mixes, turf 
(to dwelling front gardens) and seeded grass areas. Detail, including specifications and 



preparation standards, are provided in the submitted Landscape Proposals Plan, 
Specification & Planting Schedule. 

Condition 16 of the outline consent requires a Habitat and Landscape Management Plan 
(HLMP) for all landscaped areas of the site (excluding privately owned domestic gardens) to 
ensure long-term maintenance. A HLMP has been submitted with the reserved matters 
application, which sets out appropriate long term design objectives, establishes 
responsibility for implementation of the habitat creation and management (Wainhomes and 
Appletons Environmental Consultants) and details habitat creation and management 
proposals. 

It is noted that condition 18 of the outline consent already restricts any clearance of trees or 
shrubs for or during the course of development during the bird nesting season (March-
August) unless detailed ecological surveys have been carried out and submitted to the LPA 
in order to protect nesting birds. 

Trees

Paragraph 118 of the NPPF and RCS 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. RCS Policy G7 requires development to not 
result in a net loss of biodiversity and to take opportunities to promote and improve 
biodiversity.

Condition 19 of the outline consent requires that no development shall take place until such 
time as the mitigation measures in the tree survey provided at outline stage have been 
implemented in full. The application is supported by an updated arboricultural survey and 
tree protection plan based on the detailed layout proposals. The primary loss of vegetation 
as a result of the development will be an area of semi-mature shrubs, hedges and trees in 
the north-east corner of the site (at the link between the site and Hollin Lane) and the loss of 
an existing hedgerow (which currently borders an outdoor manège at Dingle Farm) in the 
north west corner of the site. It is noted that whilst approximately 60m of hedgerow habitat is 
to be lost across the site, 105m will be retained and over 430m of native hedgerow habitat 
will be planted as part of the proposed landscaping of the site.

All remaining vegetation elsewhere within the site and within close proximity of the 
boundaries is to be protected in accordance with BS 5837:2012 (Trees in relation to design, 
demolition and construction – Recommendations), in the form of 2m high Heras fencing 
around the identified root protection areas.

Ecology and Biodiversity

Core Strategy Policy G7 seeks to ensure that sites and features of biodiversity and 
geodiversity importance are given full and appropriate recognition and protection. 
Opportunities for enhancing biodiversity and geodiversity, creating new sites and features of 
interest and improving opportunities for public enjoyment will be supported. No development 
should result in a net loss of biodiversity or geodiversity interest in the borough and overall 
development in the borough should result in a net gain.

Condition 8 of the outline consent requires that the plans and particulars of the reserved 
matters layout shall demonstrate compliance with the recommendations set out in the 
Extended Phase 1 Habitat Survey (October 2014 and Addendum July 2016)

Condition 15 of the outline consent requires a scheme of biodiversity enhancement and 
mitigation measures to be agreed with the LPA prior to any above ground works taking 
place. The reserved matters application is accompanied by a detailed proposal for habitat 



creation features, including the provision of bat boxes (suitable for pipistrelle, Brandt’s and 
whiskered bats) and bird boxes (three types including one suitable for a wide range of 
species and two additional types specifically intended for swift and sparrow). This also 
provides further detail in relation to the provision of native wildflower planting (primarily 
around the public open space and the link through to Hollin Lane) and the use of a native 
wildflower planting tolerant to shade in areas across the northern and western edges.

Condition 16 of the outline consent requires the submission and implementation of a Habitat 
and Landscape Management Plan (HLMP) – the reserved matters application is 
accompanied by an appropriate HLMP, which has been subject to review by the Greater 
Manchester Ecology Unit and confirmed as acceptable.

Condition 17 of the outline consent also required submission of a detailed lighting scheme 
for assessment, in order to ensure that lighting on the development does not impact 
detrimentally upon protected species. A scheme has been duly submitted, assessed by the 
Ecology Unit and deemed acceptable.

Notwithstanding the above on-site measures, it is noted that, upon assessment by the 
Greater Manchester Ecology Unit, the scheme was found to result in a shortfall of some 
5.32 biodiversity units from achieving a level of no net loss in biodiversity. As such, the 
applicant proposed to provide off-site biodiversity mitigation. Following a detailed 
consultation process with the Council’s Environmental Management service, the 
Countryside Ranger and the developer’s ecology consultants, a suitable site was proposed 
as the former Alderman Kay School playing fields, some 0.8km from the site. The site 
comprises an open field surrounded by native woodland and scrub. The grassland is no 
longer managed as playing fields, following the closure of the school some years previous. 
Detailed proposals for the enhancement of the site have been drawn up, as follows:

 Conversion of the current agriculturally improved grassland to grassland of higher 
biodiversity value;

 Creation of a pond complex to add value for amphibians and invertebrates – it is 
noted that great crested newt has been reported locally and the ponds are intended 
to allow for colonising;

 Control of Himalayan balsam (an invasive plant species) along the watercourse and 
woodland edge;

 Improved public access.

The proposed works are estimated to result in a 10.4 biodiversity unit improvement and 
would therefore more than offset the shortfall at the development site. The scheme has 
been reviewed by the Ecology Unit, which has confirmed that the proposals are acceptable. 
A calculation has been provided by the Council’s Environmental Management service as to 
the cost for implementing the above works. It is also proposed that an additional fund for the 
medium-term maintenance of the site (10 years) is to be sought from the developer. An 
additional Section 106 agreement would be required to secure this financial contribution.

Members should note that the proposed Section 106 agreement would contain a specific 
schedule of works (as agreed with Environmental Management and the Countryside 
Ranger) to provide dedicated and calculated off-site biodiversity mitigation, in light of the on-
site shortfall, tailored to an assessment of existing conditions at the Alderman Kay playing 
field site. This is over and above the original s106 requirements and as it is mitigation 
directly required by the development, therefore is no opportunity to spend this for any other 
purpose. 

Access and Highways

The impact of the development of the site on the local and wider highway network and the 
detailed access to the site were considered as an element 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, condition 5 of the outline permission requires the submission of a scheme 
for on and off-site highway works, including schemes of junction improvement works at the 
junction of Langley Lane with Heywood Old Road and the junction of Hollin Lane with 
Langley Lane. Condition 24 of the outline permission also requires a scheme for off-site 
highway improvement works in order to reduce vehicle speeds on Langley Lane. 

The approved access road would lead to a central road running from south to north within 
the site with smaller cul-de-sacs and shared drives extending westwards and eastwards. 
Footpaths are provided throughout the site either side of the vehicular highway in order to 
encourage walking and cycling and in addition cycle and pedestrian links are proposed 
between the Right of Way to the west and Hollin Lane.

The proposed parking provision is considered acceptable, with each dwelling to be provided 
with two parking 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. The 
application is supported by a plan indicating refuse vehicles can access and turn within the 
site. 

Consultation has been undertaken with the Highways Authority, who have raised no 
objection the detailed proposals. Initial concerns in relation to excessive levels of traffic 
calming within the site, and inappropriate kerb radii at junctions have been address through 
the submission of amended plans. No concerns were raised regarding refuse collection from 
the site, with the exception of one unit which is too far from adoptable Highway to be 
considered for refuse collection under current guidance – plans now show a central 
collection point where residents will present bins for collection at an appropriate distance 
from the highway. 

Some concerns were raised about how the footpath/cycleway through the site interacts with 
Hollin Lane and the proposed S278 works – given these works are effectively controlled by 
other legislation, it is not considered appropriate to address matters through the reserved 
matters application. Similarly, whilst it is noted that the Highways Authority consider the 
entire estate should be subject to a self-enforcing 20 mph zone, this is to be controlled by 
way of Traffic Regulation Order – the proposed internal layout itself is considered suitable 
for self-enforcement. 

Drainage

Condition 13 of the outline planning permission requires that the detailed plans and 
particulars submitted at reserved matters stage must include a scheme for the disposal of 
foul and surface water from the site.

As such, the application is accompanied by a Flood Risk Assessment and detailed drainage 
schematics. The proposals have been subject to detailed scrutiny by the Council’s Drainage 
and Flooding Engineer, as representative of the Lead Local Flood Authority, and a number 
of amendments and revisions have been carried out on this basis. The final proposed 
scheme has been designed such that it is capable of implementation in isolation, but also 
contains measures to allow for appropriate surface water drainage connections from the 
adjacent Taylor Wimpey site (Hollin Lane West) to the north.

The scheme, in short, provides cellular attenuation storage beneath the Public Open Space 
to cater for events exceeding 1 in 30 years up to 1 in 100 year rain fall events, including a 
30% allowance for climate change. Outside of the site the surface water drainage system 



will connect into the existing culvert in the north west corner of the site (at Dingle Farm) 
which connects in turn to Whittle Brook.

An existing culvert which runs through the site from the adjacent Hollin Lane West site is to 
be diverted in order to ensure that the culvert runs through areas of the site where ongoing 
maintenance will be feasible. Foul water drainage is to take place to the existing public 
sewer on Hollin Lane, to be achieved by the provision of a foul water pumping station on site 
(located in the north west corner).

The drainage and flooding 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 13 of the outline consent, the proposed development 
accords with the requirements of policies G1 and G8 of the adopted Core Strategy, saved 
policy EM/7 of the UDP and the NPPF.

Developer Contributions and Obligations

Developer contributions and obligations were agreed via a Section 106 Agreement at the 
point of determining the outline permission (16/00725/OUT) and are comprised of:

 Cycle lane financial contribution - £10,609.48 (index linked) to be used towards cycle 
lane improvements on Hollin Lane from its junction with Langley Lane southwest to 
its junction with Rochdale Road

 Bus stop financial contribution - £20,000 (index linked) for the provision of two bus 
stops on Hollin Lane or improvements to existing bus stops on Langley Lane

 Primary education financial contribution – £227,200.23 (90 dwellings x pupil yield of 
0.25 x £12,320.01) (index linked)

 Secondary education financial contribution – £138,600.09 (90 dwellings x pupil yield 
of 0.1 x £15,400.01) (index linked)

 Affordable housing scheme
 Onsite open space provision 
 Local labour obligation – requirement to submit an Employment and Skills Plan and 

subsequently implement and where necessary procure implementation and promote 
the objectives of the plan

 Offsite Public Open Space financial contribution - £83,624.40 (£929.16 per dwelling) 
(index linked) to be used towards the provision of outdoor sports facilities and playing 
pitches at Bowlee Playing Fields.

Affordable Housing Scheme

As required by the S106 agreement attached to the outline planning permission, a viability 
appraisal relating to the affordable housing scheme was submitted to the Council alongside 
the reserved matters application. The appraisal is the subject of a detailed review by the 
Council’s appointed consultants - an outcome is not anticipated prior to determination of the 
reserved matters application but is nevertheless a matter for consideration under the terms 
of the s106 and not this reserved matters application. 

Onsite Recreational Open Space

The Council’s ‘Provision of Recreational Open Space in New Housing’ Supplementary 
Planning Document requires 1 hectare of public open space per thousand bedrooms and as 
such a development of this size is required to provide 0.33 hectares (3,300 square metres) 
of public open space on site. In the main part this is to be provided for by the area of POS 
on the northern edge of the site, which will include the Locally Equipped Area for Play 
(LEAP). This is supplemented by additional areas of open space at the link to Hollin Lane, 
along the PROW and at the ‘pocket parks’ distributed throughout the layout. In total some 
3,880 square metres of POS would be provided, exceeding the required standard.



The provision of POS and a LEAP was secured by the S106 agreement associated with the 
outline consent which required the submission of a LEAP plan as well as accompanying 
management plans. The submitted plan sets out that the LEAP will be comprised of a 
double swing, climbing slide and boulders/stepping logs etc. This is to be supplemented by 
a number of benches and provision of an appropriate boundary treatment. The submitted 
management plan includes appropriate proposals for inspections and a maintenance regime 
(long term management to be carried out by a management company set up by the 
developer) and confirmation of safety arrangements. 

Conclusion 

It is considered that the details of the appearance, landscaping, layout and scale of the site 
and dwellings would provide for a development that would be in keeping with the character 
and appearance of the surrounding area. The proposed development would generally 
accord with the outline masterplan and would accord with the parameters set out in the 
outline permission 16/00725/OUT. The proposals are considered to result in a sustainable 
form of development and would comply with the relevant policies of the Rochdale Core 
Strategy, the Rochdale Unitary Development Plan and the requirements of the National 
Planning Policy Framework.

The biodiversity impact of the development can be offset by way of off-site mitigation 
(conversion of the current agriculturally improved grassland to grassland of higher 
biodiversity value; creation of a pond complex to add value for amphibians and 
invertebrates; control of Himalayan balsam (an invasive plant species) along the 
watercourse and woodland edge; and improved public access) at the Alderman Kay Playing 
Fields site. A financial contribution of £29,196 is to be secured by way of S106 agreement in 
order to fund the proposed works and mitigate the impacts of the development. 

RECOMMENDATION

It is recommended that the Planning and Licensing Committee resolves it is minded to 
GRANT permission subject to a Section 106 agreement to secure a financial contribution 
of £29,196 towards off-site biodiversity mitigation at former Alderman Kay School Playing 
Fields.

That the Head of Planning be authorised to issue the decision notice upon resolution of the 
above subject to the following conditions:-

1 This permission relates to the following plans and documents:- 

- Site Location Plan ref. 100022432
- Site Layout ref. 1439WHD/HLM/SL01 rev. W (received 14.12.17)
- Landscape Proposals Sheet 1 of 4 ref. 1960_08 rev. A (received 19.10.17)
- Landscape Proposals Sheet 2 of 4 ref. 1960_09 rev. A (received 19.10.17)
- Landscape Proposals Sheet 3 of 4 ref. 1960_10 rev. A (received 19.10.17)
- Landscape Proposals Sheet 4 of 4 ref. 1960_11 rev. A (received 19.10.17)
- Landscape Proposals Overview ref. 1960_12 rev. A (received 19.10.17)
- Landscape Proposals – Leap Plan ref. 1960_14 rev. A (received 19.10.17)
- Landscape Proposals Plan, Specification and Planting Schedules ref. 1960 rev. H 
(received 22.11.17)
- Management Plan for Local Equipped Area of Plan (LEAP) ref. 1960 rev. A 
(received 22.11.17)
- Habitat and Landscape Management Plan ref. 1960 rev. E (received 19.10.17)
- Drainage Layout ref. 103 SK-01 rev. P4 (received 5.1.18)
- Proposed Lighting and Installation Design Layout Sheet 1 of 2 ref. 17305-D-01 rev. 
B (received 7.11.17)
- Proposed Lighting and Installation Design Layout Sheet 2 of 2 ref. 17305-D-01 rev. 
B (received 7.11.17)



- Public Open Space Areas Schedule ref. 1439WHD/HLM/AP01 rev. L (received 
14.12.17)
- Illustrative Streetscenes ref. 1439WHD/HLM/SS01 rev. B (received 11.10.17)
- Illustrative Streetscenes ref. 1439WHD/HLM/SS02 rev. B (received 11.10.17)
- Screen Fence Details ref. 05036/05 (received 19.5.17)
- Boundary Treatment Details ref. 1439WHD/HLM/BT01 rev. B (received 22.11.17)
- Biodiversity Enhancement and Mitigation Plan ref. 1960-BEMM rev. D (received 
19.10.17)
- Refuse Strategy Plan ref. 1439WHD/HLM/RS01 rev. J (received 14.12.17)
- Foul Sewage Pumping Station Details ref. A0/14308 (received 19.6.17)
- Tree Protection Plan ref. 1960_13 rev. A (received 19.10.17)
- Boundary Treatment Plan and Highways Materials ref. 1439WHD/HLM/BP01 rev. F 
(received 14.12.17)
- Pumping Station Landscape Details ref. 1960_16 rev. A (received 19.10.17)
- Pocket Parks – Typical Design ref. 1960_15 rev. B (received 19.10.17)
- Cycleway Route Plan ref. 1439WHD/HLMCR01 rev. D (received 14.12.17)

The following plans received 11.10.2017:
- ‘Brancaster’ Standard (BR) ref. 1439WHD/HLM/BR01 rev. A
- ‘Brancaster’ Plus (BP) ref. 1439WHD/HLM/BP01 rev. B
- ‘Brancaster’ Side Aspect (BS) ref. 1439WHD/HLM/BS01 rev. C
- ‘Churchill’ (CH) Semis ref. 1439WHD/HLM/CH01
- ‘Churchill’ (CH) Semis ref. 1439WHD/HLM/CH02
- ‘Haversham’ Side Aspect (HS) ref. 1439WHD/HLM/HS01 rev. A
- ‘Jenner’ Special (JS) ref. 1439WHD/HLM/JS01 rev. A
- ‘Jenner’ Special (JS) ref. 1439WHD/HLM/JS02 rev. A
- ‘Nelson’ Standard (NE) ref. 1439WHD/HLM/NE01
- ‘Nelson’ Dual Aspect (ND) ref. 1439WHD/HLM/ND01
- ‘Newton’ (NW) ref. 1439WHD/HLM/NW01
- ‘Newton’ (NW) ref. 1439WHD/HLM/NW02
- ‘Newton’ Special (NS) ref. 1439WHD/HLM/NS01
- ‘Newton’ Special (NS) ref. 1439WHD/HLM/NS02
- ‘Baird’ Terrace ref. 1439WHD/HLM/BA01 rev. B
- ‘Baird’ Terrace ref. 1439WHD/HLM/BA02 rev. C
- ‘Scott’ (SC) ref. 1439WHD/HLM/SC01 rev. A
- ‘Shakespeare’ (SH) ref. 1439WHD/HLM/SH01 rev. B
- ‘Stephenson’ (ST) ref. 1439WHD/HLM/ST01
- ‘Stephenson’ (ST) ref. 1439WHD/HLM/ST02
- ‘Trevithick’ (TR) ref. 1439WHD/HLM/TR01 rev. A
- ‘Trevithick’ (TR) ref. 1439WHD/HLM/TR02 rev. A
- ‘Wordsworth’ Standard (WO) ref. 1439WHD/HLM/WO01
- ‘Wordsworth’ Standard (WO) ref. 1439WHD/HLM/WO02
- ‘Wordsworth’ Side Aspect (WS) ref. 1439WHD/HLM/WS01
- ‘Wordsworth’ Side Aspect (WS) ref. 1439WHD/HLM/WS02 rev. A
- ‘Wordsworth’ Plus (WP) ref. 1439WHD/HLM/WP01
- ‘Wordsworth’ Plus (WP) ref. 1439WHD/HLM/WP02
- ‘Wren’ Standard (WR) ref. 1439WHD/HLM/WR01
- ‘Wren’ Standard (WR) with Garage ref. 1439WHD/HLM/WR02 rev. A
- ‘Wren’ Dual Aspect (WD) ref. 1439WHD/HLM/WD01
- ‘Wren’ Dual Aspect (WD) with Garage ref. 1439WHD/HLM/WD02 rev. B
- Construction Details for Substation ref. ES352 A2 006/02L

and the development shall be carried out in complete accordance with these 
drawings hereby approved.

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 No development or works of site preparation shall take place until all trees and 
hedgerows that are to be retained within or adjacent to the site have been enclosed 
with temporary protective fencing in accordance with BS:5837:2012 'Trees in relation 
to design, demolition and construction. Recommendations’ and the details shown on 
plan ref. 1960_13 rev. A (received 19.10.17). The fencing shall be retained 
throughout the period of construction and no activity prohibited by BS:5837:2012 
shall take place within such protective fencing during the construction period.

Reason: In order to protect the existing trees on and within the vicinity of the site in 
the interests of the amenities of the area and in accordance with policy G7 of the 
adopted Rochdale Core Strategy and the National Planning Policy Framework.

3 Notwithstanding any description of materials in the application no above ground 
construction works shall take place until samples and full specification of materials to 
be used externally on the buildings 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. Development shall be carried out in accordance with the 
approved details.

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

4 The habitat creation features outlined on the approved Biodiversity Enhancement 
and Mitigation Measures Plan ref. 1960-BEMM Rev. D shall be installed on site prior 
to first occupation of any dwelling to which they relate and shall be retained as such 
thereafter. 

Reason: In the interests of enhancing biodiversity and habitat provision within the 
site in accordance with Policy G7 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.

5 The proposed communal bin collection points, as shown on the approved Refuse 
Strategy Plan drawing ref. 1439WHD/HLM/RS01 rev. J, shall be made available for 
use prior to first occupation of any dwelling reliant on such facilities.

Reason: In the interests of facilitating the safe and convenient collection of refuse 
from the site in accordance with Policies T2 and DM1 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework.

6 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. No works for the provision of the vehicular 
connection to the development site to the north (subject of planning permission 
16/00444/OUT) shall be carried out until such time as a detailed scheme of 
measures to limit the use of the vehicular link to emergency purposes only, has been 
submitted to and approved in writing by the Local Planning Authority.  

Reason: In the interests 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.

7 Boundary treatments to each plot shall be erected in accordance with the details 
hereby approved prior to first occupation of the dwelling on that plot, and shall be 



retained as such thereafter. All other boundary treatments shall be installed in 
accordance with the details hereby approved prior to first occupation of the 85th 
dwelling hereby approved.

Reason: In the interests of amenity and in compliance with Policies P3 and DM1 of 
the adopted Rochdale Core Strategy and the National Planning Policy Framework.

8 Notwithstanding any detail shown on the approved plans, no works for the 
construction/installation of the same shall take place until such time as a detailed 
scheme for the design and landscaping of each of the ‘Pocket Parks’ as shown on 
the approved site layout plan ref. 1439WHD/HLM/SL01 rev. W, has been submitted 
to and approved in writing by the Local Planning Authority. The pocket parks shall be 
completed and made available for use prior to first occupation of the 85th dwelling 
hereby approved.

Reason: To ensure an adequate standard of landscaping and provision of 
appropriate street furniture/fixed infrastructure in accordance with Policies P3 and 
DM1 of the Rochdale Core Strategy and the National Planning Policy Framework.

9 Notwithstanding the provisions of Schedule 2, Part 1, Classes A and E of the Town 
and Country Planning (General Permitted Development) (England) Order 2015 (as 
amended), or any Order revoking, re-enacting or modifying that Order, no side 
extensions shall be constructed to the dwellings and no outbuildings shall be erected 
at Plots 5, 6, 16, 22, 29, 38, 43, 46, 47, 48, 54, 60, 61, 62, 69, 71, 72, 73, 74, 81, 83, 
86 and 87 (as identified on the approved site layout plan ref. 1439WHD/HLM/SL01 
rev. W) without the express permission of the Local Planning Authority.

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

10 Notwithstanding the provisions of The Town and Country Planning (General 
Permitted Development) (England) Order 2015 (as amended), or any equivalent 
Order following the revocation and re-enactment thereof, the dwellings at plots 64 
and 88 (as identified on the approved site layout plan ref. 1439WHD/HLM/SL01 rev. 
W) shall not be altered or extended under Schedule 2, Part 1, Classes A, B and C of 
the above Order except with the prior written approval of the Local Planning 
Authority.

Reason: To ensure an adequate standard of amenity in accordance with Policy DM1 
of the adopted Rochdale Core Strategy and the National Planning Policy Framework. 


