
Planning and Licensing Committee 
Update Report – 22nd March 2018

AGENDA ITEM 5 – 16/01399/HYBR - Part full/part outline planning application for the 
development of land at South Heywood, including the demolition of a number of 
existing on-site buildings and structures. Full consent sought for the construction of a 
new link road between Junction 19 of the M62 and Pilsworth Road, the widening of 
part of Pilsworth Road, together with associated junction improvements, 
landscaping, lighting and other works including the importation of material and 
engineering works in order to construct the link road. Outline consent (with all 
matters reserved for future approval except access) sought for a major mixed-use
development comprising supporting residential uses comprising up to 1000 dwellings 
(Class C3); employment uses (Classes B2/B8) comprising up to 135,460m2 Gross 
Internal Area(GIA); a new primary school (Class D1); Class A1/A2/A3/A5 uses 
comprising up to 2500m2 GIA which includes no more than 499m2 of A1 uses; 
together with associated landscaping, open space and sports pitches, drainage, 
ecological enhancements, cycleway and footpath linkages, infrastructure and other 
works ancillary thereto. (Application accompanied by an Environmental Statement).

PROCEDURAL MATTERS

There is typographic error on page 144 of the agenda.  This should be corrected to 
read “Limited positive weight is also given to the environmental and social benefit 
arising from the improved public transport service along with new cycle routes and 
footpaths that would improve accessibility between the surrounding residential areas 
and existing businesses and its employees, as they heavily rely on the use of the car 
to travel to and from work.”

This has already been referred to in the reasons for the recommendation in page 5 
of the report and is required to be amended for the purposes of clarity and 
consistency.

ADDITIONAL REPRESENTATIONS

Four further letters of objection have been received.  A number of the concerns within these 
letters have previously been raised and considered.  However the following additional points 
have been raised:

 The draft GMSF was withdrawn by the combined GM Authorities and is in the 
process of being re-drafted.  This is a material consideration for the committee.

Officer response: Following a period of consultation on the draft GMSF published in 
October 2016, work is now being carried out to produce a second version of the plan.  
However, as stated in the original committee report, given its early stage of 
preparation it does not form a part of the statutory development plan and can only be 
given limited weight as a material consideration.

 The diffusion locations mentioned by the applicant are nowhere near to the link road 
and there have been no air quality measurements taken. There have been no 
roadside diffusion tube readings taken on Pilsworth Road link from the M66 or on 
Pilsworth Road near to Heywood Distribution Park or on Hareshill Road between 



Hilltop Road and Pilsworth Road.  The applicant is relying on a table top exercise 
regarding road vehicle exhaust emissions, which is unacceptable given the ease that 
diffusion could have been set so that everyone could see what the current situation is 
near the business parks.
  
In Chapter 14 Air and Dust it shows that a diffusion tube monitoring at Heywood Old 
Road at the kerbside in 2013 gave the NO2 reading of 48.12 and in 2014 was 51.69. 
This location is the nearest to the proposed link road and the reading is well above 
the national level and well above the lower level as aimed for by GMCA in their Air 
Quality Strategy.  This has been left out of the diffusion monitoring results.

Officer response: The ‘Air Quality’ section of the committee report addresses air 
quality matters.  Nonetheless, TfGM’s views on this have been sought again and they 
have confirmed that the diffusion tube at Heywood Old Road does have an annual 
average value which is above the national objective.  However the tube location is 
within the AQMA so is considered to be consistent with what would be expected in 
this area.  TfGM do not consider that the additional emissions from the development 
would be large enough to extend the AQMA and there is a stand-off distance from 
the motorway so there will be no exposure at the residential properties in the 
development.

 It is suggested that the applicant has not complied fully with Regulation 18 of the 
current EIA regulations.

Officer response: Regulation 18 of the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2017 relates to the publicity and procedures on the 
submission of environmental statements and decision making.  An Environment 
Statement (ES) and an addendum to the ES have been prepared by competent 
experts, to include information reasonably required to reach a reasoned conclusion 
on the significant effects of the development on the environment.  All relevant 
statutory and other consultees have been notified of the ES and application and have 
not raised any objections to it in regard to the impact on the environment.

 The figures within the viability assessment are cause for concern as they don’t add 
up and are being questioned.

Officer response: Independent advice and assessments of the submitted viability 
appraisals have been sought and are covered in depth in the report.  The LPA are 
satisfied that the scheme is viable and deliverable.

 A Green Belt review has not been completed within a further local plan since the 
report was submitted just 2 years ago (as noted in the Inspector’s Report on the 
examination into the Rochdale CS).

Officer response:  In line with the planning inspector’s recommended approach, the 
application has been determined on its own planning merits (on the basis of the 
proposed housing being an enabling development to facilitate wider benefits of the 
link road).  The benefits of the proposal are considered to amount to very special 
circumstances in the Green Belt.

 Misleading information has been given to members of the public.

Officer response: The procedures in relation to referral to the Secretary of State are 
contained within the committee report.



 Concerns about publicity of the planning committee meeting and the lack of time for 
the public to prepare their objections for the planning committee meeting.

Officer response: The application has been available to view since November 2016.  
Reconsultation also took place in November 2017.  Letters and emails have been 
sent out to all interested parties to notify them of the date of the planning committee 
meeting, which is over and above the statutory requirements.

ADDITION TO CONCLUSION 

In reaching the conclusion that planning permission should be granted the LPA can also 
confirm that under the requirements of Regulation 26 (b) of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 it has reached an up to date 
reasoned conclusion on the significant effects of the proposed development on the 
environment, having examined the submitted environmental information and supplementary 
information.  The Non-Technical summary in the ES concludes that the environmental 
effects are of minor significance and the committee report demonstrates (as illustrated in the 
‘Conclusion and Green Belt Balance’ section of the committee report) that subject to 
mitigation measures there would not be any significant effects on the environment.

RECOMMENDATION

A number of changes to the planning conditions are required to be made.  In the interests of 
precision and clarity it is necessary to for 2 additional conditions to be attached to Schedule 
1 (in respect of noise protection measures for existing residents and site levels). As a 
consequence of this condition 16, 17 and 18 are required to be renumbered.  Given the 
scale of the proposal and the phased approach to its development conditions 2 and 3 of 
Schedule 2 are required to be amended to allow a longer timeframe for the submission of 
reserved matters applications.  In the interests of precision and enforceability condition 32 is 
also amended to include the words ‘Pilsworth Road/Moss Hall Lane junction’. 

The recommendation therefore remains as set out in the report but subject to amendments 
to the following conditions:

Schedule 1

16. No development shall take place until details of the finished site levels of the proposed 
highway and associated landscaping in relation to existing ground levels relative to 
previously agreed off-site datum point(s) have been submitted to and approved in writing by 
the Local Planning Authority. The development shall be undertaken in accordance with the 
approved details. 

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.

17. No development shall take place until a scheme of noise mitigation measures for existing 
neighbouring residential properties has been submitted to and approved in writing by the 
Local Planning Authority. The scheme shall include details of the design, appearance, height 
and siting of the acoustic fencing set out in pages 59-60 of Chapter 15 of the Environmental 
Statement.  All works which form part of the approved scheme shall be completed before the 
commencement of development and retained thereafter. 



Reason: To safeguard the living conditions of existing residents in accordance with 
Core Strategy Policy G9 and the National Planning Policy Framework.

Schedule 2

2. Application for approval of the first reserved matters shall be made to the local planning 
authority not later than three years from the date of this permission, and application for 
approval of all remaining reserved matters shall be made within sixteen years from the date 
of this permission. 

Reason: To be imposed pursuant to Section 92 of the Town & Country Planning Act 1990 for 
those parts of the application submitted for outline permission only, and that the time period 
reflects the separated, phased development programme.

3. The development hereby permitted shall begin not later than two years from the date of 
approval of the first of the reserved matters to be approved, and development of any 
subsequent phase shall begin not later than two years from the date of approval of the 
reserved matters for that phase. 

Reason: To be imposed pursuant to Section 92 of the Town & Country Planning Act 1990 for 
those parts of the application submitted for outline permission only, and that the time period 
reflects the separated, phased development programme.

32. No development shall take place in the phase of the development that will include the 
151st residential unit until the details of a junction improvement scheme at the Pilsworth 
Road/Moss Hall Lane East junction has been submitted to and approved in writing by the 
Local Planning Authority.  The approved scheme shall be implemented in accordance with 
the approved junction improvement scheme before the occupation of the 151st residential 
unit.

Reason:  To ensure highway safety and to limit the effects of the increase in travel 
movements in accordance with Policy DM1, and T1 and T2 of the Adopted Rochdale Core 
Strategy.  


