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DELEGATION

1.1 The application is referred to the Planning and Licensing Committee as 
the development represents a departure from the Development Plan.

1.2 In accordance with the Town and Country Planning (Consultation) 
(England) Direction 2009, as the application is ‘Green Belt development’ 
(that being development which consists of inappropriate development in 
Green Belt constituting the provision of buildings where the floor space to 
be created is 1,000 square metres or more), the application must be 
referred to the Secretary of State if the Committee is minded to grant 
planning permission.

PROPOSAL SUMMARY

2.1 Full planning permission is sought for the demolition of the existing 
buildings at Dingle Farm and the redevelopment of the site with a 
comprehensive scheme for provision of supported living accommodation 
(comprising 15 bungalow units) for adults with autism, including the 
provision of community facilities (‘Hub’ and farm buildings) and provision 
of landscaped open space. Access is to be taken from Hollin Lane and 
provision for car parking made within the site. 

RECOMMENDATION

3.1

3.2

That planning permission be GRANTED subject to the schedule of 
recommended conditions and subject to referral to the Secretary of State. 

If the Secretary of State is not minded to ‘call in’ the application for 
determination, the Head of Planning Services be delegated to release the 
decision notice subject to the schedule of recommended conditions.

REASON FOR RECOMMENDATION

4.1

4.2

The proposal would be inappropriate development in the Green Belt as 
defined by the National Planning Policy Framework. The Framework 
establishes that substantial weight should be given to any harm in the 
Green Belt. In addition significant weight has been apportioned to the total 
Green Belt harm, through its combined impact on openness and the 
purposes of including land within it.

Nonetheless, the proposal would bring forward benefits of substantial 
scale that would weigh heavily in favour of the proposal. The scheme is a 
direct local response to a national and local agenda which seeks to focus 
on the provision of joined up care and support allowing people with autism 
and severe learning difficulties to live in settled, secure and appropriate 
accommodation and be able to live full, happy and meaningful lives. The 
innovative, unique and sector-leading scheme will meet these needs for 
its residents for life.



4.3 The proposal would result in harm to the Green Belt by reason of being 
inappropriate development and impact on openness. The scheme would 
also have a limited impact on landscape character and appearance. 
However, overall it is considered that the benefits in this case clearly 
outweigh the harm that has been identified. As such, when looking at the 
case as a whole, and in accordance with paragraph 88 of the Framework, 
very special circumstances are considered to exist because the harm to 
the Green Belt and all other harms that have been identified are clearly 
outweighed by the other considerations discussed in this report. 
Therefore, although the proposal does not accord with the development 
plan when read as a whole, other materials considerations indicate that 
planning permission should be granted.



SITE

The application relates to Dingle Farm and a portion of the surrounding open 
land, which lies to the western side of Hollin Lane in Middleton. Access to the 
existing site is from Hollin Lane itself, taking the form of a single track tarmac 
lane. The boundary of the site extends to approximately 2.7ha in area, and is 
located in the Green Belt between Middleton and Heywood. The site is roughly 
triangular in shape, running from Hollin Lane at the east of the site to the 
existing farmhouse in the west of the site which is bounded by a public right of 
way (MidRupp114). 

Existing buildings on the site are clustered in this south west corner and 
comprise the farmhouse and attached barn, an indoor manège/sand school and 
a large stables building. Other developed areas of the site include large areas of 
hardstanding, forming a link between the three main buildings and providing 
large areas of parking. There is an existing open-air manège to the east of the 
farmhouse associated with the site; however, this area of land is excluded from 
the application site boundary. The eastern portion of the site is formed of grazed 
pasture land, divided by post and rail fencing, hedgerows and trees in some 
places.

The site lies adjacent to a number of parcels of land off Hollin Lane and Langley 
Lane which are to be developed for residential purposes following the grant of 
planning permissions in 2016.

PROPOSAL

The application seeks full planning permission for the demolition of all existing 
buildings on the site, and the subsequent redevelopment of the site to provide 
15 bungalows with care accommodation (Class C2) alongside associated 
community facilities, farm buildings, open space and car parking. The purpose 
of the development is to house people with autism from the Borough, some with 
complex needs, as part of the Transforming Care Agenda (which arose as a 
response to the Winterbourne Review). 

The site is to be accessed from Hollin Lane, at a point near to the position of the 
existing access lane to Dingle Farm. A two-way access lane would then lead 
into an elliptical parking area set around a one-way system, providing some 27 
car parking spaces, including 9 accessible spaces set amongst soft 
landscaping. A further single-track access lane would then extend from the west 
of the parking area, through an access control, to reach the western edge of the 
site, where it would curve to the south to provide access to an additional parking 
area with a further 20 spaces. 

The site layout adopts a ‘living in the garden’ concept, with homes and private 
gardens and carer’s accommodation grouped into six single storey blocks (B-G) 
set within extensive landscaped grounds. Each of the blocks is comprised of 
self-contained living accommodation for the residents, set alongside adjacent 
carer’s units which include provision for overnight stay. Interwoven throughout 



the site are a series of communal open spaces in which residents can interact 
including a community garden, areas of focal greenspace and a picnic area.

At the western end of the site is the ‘Hub’, a community building comprising a 
large performance space with stage and a social space including kitchen and 
servery. To the south west of this would stand a barn building, containing four 
stables and associated storage space, an energy centre (a small substation) 
and pumping station.  

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: 

SP2 The Spatial Strategy for the borough
SP3 The Spatial Strategy for the townships
SD1 Delivering sustainable development 
DM1 General development requirements 
DM2  Delivering planning contributions and infrastructure 

SO2 Creating successful and healthy communities
C1 Delivering the right amount of housing in the right places
C3 Delivering the right type of housing
C6 Improving health and well being

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 
G2 Energy and new development
G4 Protecting Green Belt
G5 Managing protected open land
G6 Enhancing green infrastructure



G7  Increasing the value of biodiversity and geodiversity 
G8  Managing water resources and flood risk 
G9  Reducing the impact of pollution
G10 Managing mineral resources 

SO5 Improving accessibility and delivering sustainable transport 
T2 Improving accessibility

Rochdale Unitary Development Plan (UDP): 

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: 

G/D/2 Green Belt
D/10 Protected Open Land
RE/6 Recreational Rights of Way
G/M/1 Protection and Prudent Use of Resources
EM/7 Development and Flood Risk
EM/8 Protection of Surface and Ground Water

Greater Manchester Joint Minerals Development Plan (GMJMDPD):

The ten authorities in Greater Manchester share a joint minerals DPD which 
sets out policies to guide further minerals development and identifies Areas of 
Search and Mineral Safeguarding Areas.

GMJMDPD/8 Prior Extraction of Mineral Resources Brick Clay
Coal

Supplementary Planning Documents:

Biodiversity and Development (January 2008)
Oldham and Rochdale Urban Design Guide (September 2007)
Oldham and Rochdale Residential Design Guide (September 2007)
Residential Development (June 2016)

RELEVANT SITE HISTORY

05/D45841 Erection of prefabricated ‘Monarch’ barn to incorporate ten 
stables – Granted STC

Adjacent Land

Land off Hollin Lane (Wainhomes)
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 STC

17/00153/REM Reserved Matters application (appearance, landscaping, 
layout and scale) for the erection of 90 dwellings pursuant 
to outline permission 16/00725/OUT – Granted STC

Hollin Lane West (Taylor Wimpey)
16/00444/OUT Outline planning application (all matters reserved except for 

access) for up to 65 residential units (Use Class C3) with 
associated landscaping, open space, access arrangements 
and car parking – Granted STC

17/00489/REM Submission of reserved matters pursuant to outline 
permission 16/00444/OUT (relating to appearance, 
landscaping, layout and scale) for the erection of 65 
dwellings – Under consideration

Hollin Lane East (Taylor Wimpey)
15/01183/OUT Outline application (including access) for up to 205 

residential units (Use Class C3) with associated 
landscaping, open space, access arrangements and car 
parking (Resubmission of 14/00849/OUT) – Granted STC

16/01556/REM Submission of reserved matters following outline approval 
15/01183/OUT relating to appearance, landscaping, layout 
and scale for the erection of 103 no. dwellings – Granted 
STC

CONSULTATION RESPONSES

Adult Care - This is a coproduced scheme with a group of parents and started in 
2015. We have searched and searched for a suitable site and we understand 
the restrictions around Greenbelt. We have been unable to find an alternative 
site and we think we can demonstrate ‘very special circumstances’. The families 
have spent time with the developer and planning consultant explaining their 
individual circumstances.

From exploring the needs of clients with Autism, some of who also have health 
needs and talking to families about choices and options, it has been clear that 
Rochdale need a local offer of Autism Provision for Adults and young people 
transitioning through to Adulthood. There is a particular gap in local provision for 
people with Autism who also have complex and challenging behaviours.

In the past, Rochdale Council has sometimes had to place clients out of area 
and this is something that the Council and families want to prevent wherever 
possible.

Since 2015, we have been working with a group of families on a possible offer of 
local provision for clients with Autism and challenging behaviours. Following a 
procurement exercise the support provider, Future Directions was chosen in 
conjunction with the group of families.



The site at Dingle Farm was put forward by the families, Future Directions have 
worked with a developer and decided this site could deliver the requirements of 
this project.

The intention for the site is that 15 people will have accommodation. The 
accommodation will be a mixture of individual dwellings and apartments in the 
original main house. There will also be areas for social activities and areas to 
meet people’s specific needs. Some areas of the development will use specific 
materials and design to meet specific needs of the clients.

We allocate all our work from personal budgets and spot purchasing 
arrangements and so cannot sign Nomination arrangements. Whilst no 
guarantees can be given, I can confirm that the Autism Project is aligned with 
our commissioning intentions and that we do currently have the demand for this 
scheme.

Design for Security – We would recommend that a condition is put in place that 
the client adheres to the recommendation within section 4 of the Crime Impact 
Statement dated 23/03/2018. We also highly recommend that a condition is put 
into ensure the proposed is built to Secured by Design standards and that 
accreditation is achieved before any occupation.

Drainage – 

Comments Received 25.6.18

The application site falls within Flood Zone 1. RBC Drainage Engineer accepts 
the proposal of 28.5 (or (or 28.6) l/s for flow control of surface water discharge to 
the watercourse on the western boundary of the site. The Applicant’s Engineer 
proposes to restrict outlet surface water discharge to 28.5 l/s for all flows up to 
the 1 in 100 year storm event including 40% climate change allowance. Flow 
controls orifices of 1.2 l/s and of 27.5 l/s are suggested. 

Existing Culvert:
The FRA states: the existing culvert to which the existing site connects is to be 
renewed in conjunction with Wain Homes.

Clarifications Requested from the Drainage Designer or Applicant:

1. The legend is confusing – see below. There is a difference between 
Grasscrete® and similar equivalent and Geowebb ®. What surfacing is 
proposed for the car parking areas?

2. Please clarify the Legend – some shadings are confusing on the ‘Surface 
Water Management Plan’. This may be a result of showing different 
scaling of the hatchings on the Legend and then on the drawing within 
the paperspace?

3. It should be noted that some of the hatching lines on the Surface Water 
Management Plan make it difficult to see the route of the surface water 
connecting pipes; RBC Engineer is uncertain of the two networks that 
lead to the two final orifices proposed.



4. The RBC Engineer expresses surprise that there is a proposal for an 
orifice to control 1.2 l/s unless this is a typo error. It is not practical to 
control such a small flow without blockages occurring. Please clarify the 
proposals.

5. Do the outlet flows assume that some infiltration occurs, or none is 
allowed for? With this and the query regarding the two surface water 
networks, it will be easier for the RBC Engineer to review the proposals if 
the Applicant’s Engineer provides RBC with the mdx MicroDrainage® 
datafile, which provides graphical outputs.

The RBC Drainage Engineer is in general agreement with the principals 
indicated in the documentation and plan; once clarifications have been provided, 
it is expected that RBC will have ‘no objections’, from a drainage perspective.

The RBC Drainage Engineer is awaiting clarification responses to complete this 
Consultation. 

The section of culvert that lies within the land boundary of this Application is 
understood to be in a poor condition. Wain Homes and RBC expect that this 
section of ‘poor condition’ culvert to be restored to ‘good condition’ or opened up 
as a watercourse i.e. an open bank stream, before it was culverted. The onus is 
on the land owner (not Wain Homes). The landowners Riparian responsibilities 
are explained in detail in the Environment Agency’s publication: Living on the 
Edge Booklet – watercourses.

Comments Received 21.06.2018

I have looked at the response of the Engineer for the Applicant. I will be able to 
review when the Engineer submits a completed MicroDrainage Design

The Engineer asked: Providing the principle is agreed I would suggest that a 
condition be added for a detailed drainage scheme to be submitted.  Is this ok? 
That’s fine with me.

I assume that you can include one of your standard Drainage Conditions for a 
detailed drainage scheme to be submitted for review and approval by RBC. 
Please include a reference to the latest Engineer’s Submitted drawing ref. this 
drawing shows a new culvert to replace existing; this is required. The Drainage 
condition does not necessarily need to be ‘before work starts on site’.

Comments Received 25.06.2018

I have read your Drainage Condition. I agree with it.

Environment Agency - No objection in principle to the proposed development, 
make the following comments:

Advice to applicant



If any controlled waste is to be removed off site, then the site operator must 
ensure a registered waste carrier is used to convey the waste material off site to 
a suitably permitted facility.

The Environmental Protection (Duty of Care) Regulations 1991 for dealing with 
waste materials are applicable for any off-site movements of wastes. The 
developer as waste producer therefore has a duty of care to ensure all materials 
removed go to an appropriate permitted facility and all relevant documentation is 
completed and kept in line with regulations.

If any waste is to be used on site, the applicant will be required to obtain the 
appropriate waste exemption or permit from us. We are unable to specify what 
exactly would be required if anything, due to the limited amount of information 
provided.

The applicant is advised to contact the Environment Management team or refer 
to guidance on our website http:// www.environment-
agency.gov.uk/subjects/waste.

The developer must apply the waste hierarchy in a priority order of prevention, 
re-use, recycling before considering other recovery or disposal options. 
Government Guidance on the waste hierarchy in England is at: 
http://www.defra.gov.uk/publications/files/pb13530-waste-hierarchy-
guidance.pdf

Greater Manchester Archaeological Advisory Service - Contrary to best practice 
set out in the National Planning Policy Framework, especially paragraph 128, an 
archaeological desk based assessment has not been submitted in support of the 
application. However, GMAAS provided feedback to a pre-application enquiry 
and subsequently discussed and agreed an archaeological mitigation strategy 
with the applicant’s consultant (CgMs). It was established that a desk based 
assessment is not necessary in this instance as the archaeological interest has 
already been identified and it is accepted that it can be dealt with through a 
planning condition of consent, should this be granted.

The focus of the archaeological interest relates to the potential for prehistoric or 
Romano-British settlement activity and also the site of Lees Farm which is 
shown on the OS 1848 map. GMAAS agreed with CgMs that archaeological 
interests could be secured through condition, and should take the form of:

1) Historical Research, evaluation trenching and possible area excavation at 
the site of Lees Farm.

2) Geophysical survey followed by evaluation trenching targeted on 
geophysical anomalies and topographic potential possibly followed by 
more extensive excavation of any significant remains revealed by 
evaluation that will be damaged/destroyed by development ground works.

GMAAS recommend that the archaeological mitigation should be secured 
through an appropriate condition.

http://www.defra.gov.uk/publications/files/pb13530-waste-hierarchy-guidance.pdf
http://www.defra.gov.uk/publications/files/pb13530-waste-hierarchy-guidance.pdf


All archaeological work should be undertaken by a suitably qualified and 
experienced archaeological contractor, funded by the applicant. GMAAS will 
approve the WSI and also monitor the implementation of the work on behalf of 
Rochdale Metropolitan Borough Council.

Greater Manchester Ecology Unit - An ecological assessment has been 
provided though this does not appear to cover the entire site. Further bat and 
GCN surveys are recommended. Other ecological issues relating nesting birds, 
Himalayan balsam and mitigation can be dealt with via condition.

Extent of Ecological Appraisal
The ecological appraisal does not appear to cover the entire red edge site falling 
short of the eastern boundary with Hollin Lane. However this land is a 
continuation of the improved mesotrophic grassland a habitat of low ecological 
value and I am satisfied that the failure to include this parcel of land will have no 
significant impact on the overall ecological value of the site.

Overlap with adjacent Development
There appears to be a small overlap with the adjacent development 
15/00358/OUT directly to the east of the Farmhouse.  This is proposed as 
ecological mitigation within the Reserved Matters application associated with 
this proposal. 

Bats
The buildings and trees on site were assessed for bat roosting potential.  One 
building and one tree were assessed as requiring further measures, the latter 
only if the tree was to be removed.

Bat emergence surveys were recommended for the building.  I have no reason 
to doubt the recommendations of the ecologist. I recommend that prior to 
determination, emergence surveys are carried out and the findings supplied to 
the LPA. Also request clarification regarding whether the sycamore noted under 
paragraph 6.2.2 of the ecological report is to be retained.

Great Crested Newts
A number of ponds are located within 250m of the proposed development.  The 
consultant has noted the need to carry out gcn assessment.  However the 
GMEU is aware that these ponds have now been surveyed on several 
occasions over the last few years as part of the neighbouring developments to 
the south and these ponds have consistently turned up no records.  I am 
therefore satisfied that the risks are low and that no further surveys are required.

Nesting Birds
The development will result in the loss of bird nesting habitat.  I recommend that 
the following conditions are applied to any permission.  

No works to trees or shrubs shall occur between the 1st March and 31st 
August in any year unless a detailed bird nest survey by a suitably 
experienced ecologist has been carried out immediately prior to 
clearance and written confirmation provided that no active bird nests are 
present which has been agreed in writing by the LPA.



Himalayan Balsam
A small area of Himalayan balsam was identified on the site.   Species such as 
Himalayan balsam are included within this schedule 9 part 2 of the Wildlife & 
Countryside Act 1981, as amended. It is an offence to introduce or cause to 
grow wild any plant listed under this schedule. I recommend a condition along 
the following lines be applied to any permission:

Prior to any earthworks a method statement detailing eradication and/or 
control and/or avoidance measures for himalayan balsam should be 
supplied to and agreed in writing to the LPA.  The agreed method 
statement shall be adhered to and implemented in full unless otherwise 
agreed in writing by the LPA.

Contributing to and Enhancing the Natural Environment
Section 109 NPPF states that the planning system should contribute to and 
enhance the natural and local environment.  The development will result in the 
loss of around 2.6ha of primarily low ecological value habitats, the exceptions 
being the hawthorn hedge along the southern boundary and the scattered 
mature trees along the northern boundary.  From the proposed layout it appears 
the hedge will be lost and the trees will be retained.  Around a quarter of the site 
is set aside as greenspace, therefore I am satisfied that adequate on-site 
mitigation can be provided for the loss of low value grassland habitats.  If the 
hedgerow is to be lost (approximately 214m) then like for like mitigation should 
be provided.  Given that currently there is no hedge boundary along Hollins 
Lane or for much of the northern boundary, there is adequate scope for 
replacement hedge planting.  I am therefore satisfied that ecological mitigation 
can be dealt with via condition.   I recommend a condition along the following 
lines be applied to any permission.

A landscape plan shall be submitted to and approved in writing by the 
LPA, prior to commencement of development.  The content of the plan 
should include elements to mitigate for loss of trees, shrubs, hedgerow, 
bird nesting habitat and grassland habitat.  The approved plan will be 
implemented in accordance with the approved details.

Comments Received 26.06.2018

No bats were found.  I am satisfied with the findings of the report. 

I recommend an informative along the following lines is applied to any 
permission.

Whilst the building to be demolished has been assessed as low risk for 
bats, the applicant is reminded that under the Habitat Regulation it is an 
offence to disturb, harm or kill bats.  If a bat is found during demolition all 
work should cease immediately and a suitably licensed bat worker 
employed to assess how best to safeguard the bat(s).  Natural England 
should also be informed.

Greater Manchester Minerals Planning Unit - The site is located within the 
Minerals Safeguarding Area for brick clay and coal. Policy 8 of the Greater 
Manchester Minerals Plan (2013) seeks to ensure that where it is physically and 



environmentally acceptable, mineral resources beneath a site within a Minerals 
Safeguarding Area are extracted prior to a non-minerals development taking 
place. This is because non-minerals development will usually prevent the later 
extraction of that mineral, i.e. the mineral will become ‘sterilised’. This is 
however not applicable if the land is already developed or if the site area is so 
small that mineral extraction could not reasonably be expected to take place. 
Generally speaking this applies to sites with an area below 5 hectares or those 
adjoined or in close proximity to other development such as roads, railway lines 
and houses. 

In the case of this application, the size of the site and proximal development in 
the form of dwellings and other buildings, Hollin Lane and Langley Lane would 
make mineral extraction unfeasible.  I therefore consider that there is no conflict 
with Policy 8 of the Minerals Plan on Minerals Safeguarding.

Health and Safety Executive – The proposed development site which you have 
identified does not currently lie within the consultation distance (CD) of a major 
hazard site or major accident hazard pipeline; therefore at present HSE does 
not need to be consulted on any developments on this site.

Highways England - Having given the application due consideration we can 
inform you that Highways England has no objections to this application being 
granted consent as the development would not result in a significant impact on 
the strategic road network.

Highways and Engineering - I do not envisage any great volume of traffic to be 
generated by this proposal in the Peak Hours. Parking Provision for the site is 
adequate given the scale and nature of this proposal.  Access to the site is 
suitable for a development of this nature onto a road of this classification.

The local Authority will not adopt any of the internal highways at this location. I 
would expect refuse collection from this facility to be done privately and not 
undertaken by the local authority. Footways crossing points and controlled 
access point should see this site operate safely.

Landscaping – 
Design and Layout 

 This is beautiful. The Design and Access Statement describes the whole 
design process and involvement of the parents of the future residents in 
tailoring the site layout and design to suit their needs, that is with the 
provision of an open, green space, retaining the openness and long 
views across the farm site.  

 The design has focused all built development onto the footprint of the 
former farm buildings and associated hard standing. The density and 
distance between individual buildings is very similar to that of the original 
farmhouse, barn and peripheral farm buildings.  

 The layout design and relationship of external spaces have been concept 
led. The architects have sought to create the qualities of attractive 
countryside in the development, from their original concept of “campsite”, 
an ephemeral development, has developed into a more sophisticated, 



attractive articulate design concept of “living in the garden”, a design 
which in plan view has used an organic leaf-shaped motif in random 
repetition to create a series of curved swathes, into which have been 
sited the footprints of the homes. The strong use of landscape to develop 
a peaceful, harmonious whole means the proposal sits very well in its 
countryside setting, and will become a very tranquil place to live. Key 
elements in the countryside’s ability to induce calmness are greenery, 
views, peacefulness. The move away from straight lines in the landscape 
is commendable and will be restful, soothing and perception of safe 
haven. 

 The attention to detail in designing the houses to be similar to those 
drawn by children (see DAS), to engender a sense of familiarity and safe 
place among the residents is genius and demonstrates sensitivity and 
good design. The low level windows, designed to enable residents to look 
out at the countryside, also contribute positively towards making the 
houses appear to be settled in the landscape – to be part of the wider 
countryside, with choice of materials and understatedness 
complementing the countryside and farm setting. The houses settle into 
the landscape and evoke a sense of belonging.     

Access 
 The shape of the meandering access road is pleasing.  Curved access 

routes function to slow down movement while avoiding surprises (thinking 
of future residents) and avoidance of horizontal linearity eliminates any 
perception of “urban” development while encouraging a perception of 
tranquillity and calmness.

Boundaries
 The Design Out Crime Statement suggests boundary fencing that is 

appropriate in urban settings, i.e. 2m high green weldmesh fencing. I am 
not convinced that it is appropriate here as it will detract from the “living in 
the garden” character of the site and is visually intrusive. Alternative 
boundary treatments are available, including common agricultural field 
boundaries, countryside conservation boundary treatments and mixed 
hawthorn dominant hedging.  I suggest the same collaborative design 
approach is taken with parents in the design and choice of boundary 
treatment as in the layout design.

Hard Landscape
 It is essential that a cellular confinement system is used where 

appropriate in the vicinity of trees’ RPA during the construction period 
and as part of permanent path construction details.  

 Surfacing materials must consider texture and the principles outlined in 
designing for autistic adults guidance, for example:
Gaudion K, McGinley C (2012) “Green Spaces - Outdoor Environments 
for Adults with Autism” published by Helen Hamlyn Centre for Design, 
Royal College of Art, London, 

 Street furniture to be in keeping with the design concept and allow for 
various functions e.g. sitting, lounging, reclining, focus, play etc. 



Drainage + Services
 SuDS and a soft landscape approach to drainage, a design partnership 

combining landscape architects, architects and drainage engineers so 
that species selection and management is appropriate and the design 
concept is continued throughout the site into the drainage design.  

 Consider use of natural habitats.
 Service provision: design features such as the round bin store must not 

be watered down, the overall design concept will benefit from being 
continued into the infrastructure e.g. the proposed circular bin store area, 
similarly, design of cycle provision, access.

 The pump house and services buildings should be designed to co-
ordinate with the development. As such, security fencing is not 
acceptable around these structures and alternative means of securing the 
buildings are appropriate e.g. door locks, internal shutters.

Soft Landscape
 The Landscape Strategy is vague. There are opportunities for the 

development of natural habitats, and a structural landscape based on 
native species throughout the site to enhance the countryside farm 
“campsite” location.  The “Living in the garden” concept – it is appropriate 
for the inclusion of flowers, climbers, ornamental shrubs etc within the 
private spaces of homes. I recommend that any non-native plants are 
selected for their ability to provide interest for wildlife e.g. pollen, nectar 
bearing, berries, seeds.

 Maintenance and Management - Maintenance for minimum 5 years 
required, including replacement of any vandalised or lost plants and 
trees. A 25 year landscape and ecological management plan would be 
appropriate, to guide future management of the tranquil landscape.

Landscaping Recommendation - Approval.

Natural England - Natural England has no comments to make on this 
application.  Natural England has not assessed this application for impacts on 
protected species.  Natural England has published Standing Advice which you 
can use to assess impacts on protected species or you may wish to consult your 
own ecology services for advice. 
 
Natural England and the Forestry Commission have also published standing 
advice on ancient woodland and veteran trees which you can use to assess any 
impacts on ancient woodland.
 
The lack of comment from Natural England does not imply that there are no 
impacts on the natural environment, but only that the application is not likely to 
result in significant impacts on statutory designated nature conservation sites or 
landscapes.  It is for the local planning authority to determine whether or not this 
application is consistent with national and local policies on the natural 
environment.  Other bodies and individuals may be able to provide information 
and advice on the environmental value of this site and the impacts of the 
proposal to assist the decision making process. We advise LPAs to obtain 



specialist ecological or other environmental advice when determining the 
environmental impacts of development.

Open Spaces Society - I have been through this planning application fully.  The 
land identified at Dingle Farm is not on the Greater Manchester Spatial 
Framework designated for release and is in fact greenbelt land.

With all the other planning applications already passed for Hollin Lane and the 
greenbelt already being eaten away, the natural border between Heywood and 
Middleton is fast disappearing – the greenbelt belt is there for a reason.  The 
reason is to stop urban sprawl.  If this application is passed that is exactly what 
will happen.  It is a step too far and should not be passed.

The council has a duty to protect what there is left of the greenbelt – if it doesn’t 
the only natural border will be the M62 between the two towns.  Bear in mind 
that South Heywood is also under threat of major building projects so the 
greenbelt will disappear from this side also.

The applicants I noted, seem apologetic as they do realize they are asking a lot 
for this to be passed especially as this is a greenbelt site. 

There are no exceptional circumstances demonstrated. Building houses on the 
greenbelt is not an exceptional circumstance. 

With all the building from different developers happening on Hollin Lane there 
will be a bigger problem with more traffic, noise, and the lack of general 
infrastructure.

It would be helpful if Rochdale Council helped the applicants find a much more 
suitable area for their needs and for once demonstrate that they will do their 
duty and protect the greenbelt.

Peak and Northern Footpaths Society - No comments received to date

Public Protection (Noise) – This section has no objection to the proposal; 
recommend the following condition: The homes are constructed as per the detail 
in the submitted acoustic report.

Public Protection (Environment) – Confirm remediation required, recommend 
standard condition.

The Ramblers Association - No comments received to date  

Rights of Way Officer - No comments received to date  

Strategic Transport Planning Co-Ordinator - No comments received to date  

United Utilities - No comments received to date  



REPRESENTATIONS

The developer has undertaken direct public consultation prior to submission of 
the application. An event was held at the Burnside Community Centre on 
Wednesday 7th March, including a drop-in session and video presentation.

The summary in the submission indicates that the event was not well attended 
by members of the public; the general consensus amongst those providing 
feedback was that the proposal itself was welcomed but not in its location, given 
the Green Belt status of the land. There was also reference to the extent of new 
development in the locality, stating that there had been too much residential 
development comprising former school sites and open spaces in recent years. 

Letters of notification were sent by the LPA to surrounding neighbours, a notice 
displayed in the vicinity of the site and a notice placed in the local press. Upon 
receipt of revised proposals during the application process additional publicity 
was issued. 

1 letter of objection has been received, stating only that they object to the 
application.   

185 letters of support have been received, summarised as follows:
 The project is a fantastic idea and needed to support disabled people.
 An amazing and inclusive opportunity.
 I thoroughly support these bungalows to be erected as I don't feel there is 

enough supported accommodation for young adults and children with 
learning difficulties to live in a community and have their own 
house/bungalow and it not be communal as most care settings are.

 Excellent project to support independent living for young people.
 This is a much needed project in Rochdale.
 Demonstrates Rochdale’s ability to work with families in how our 

vulnerable are supported.
 No member of society should be placed away from family and familiar 

surroundings just because suitable homes cannot be found in the local 
area.

 My brother has been in similar accommodation for the last two months 
and it has transformed his life and his mental health. It has taken a huge 
burden from my shoulders and I do hope that this will happen for others.

 Children and young people with complex disabilities have had to move 
long distances from their families to access services which meet their 
needs – this impacts on the young people and their families who are 
distances from each other. To maintain contact families have to 
undertake long journeys, the frequency of which are limited by time, work, 
other family members, access to transport and finance. This proposal to 
provide adequate supported living homes locally to serve these families is 
long overdue.

 The scheme is in the best interests of all young people who rely on the 
Council to provide appropriate living arrangements close to family and 
friends.



 Currently there is a real need for local provision so that families can 
maintain family relationships while being supported by dedicated 
specialist professionals.  This project could provide cutting edge practice 
for the Greater Manchester area and possibly as an exemplar model for 
other authorities and agencies.

 The development can provide ongoing training and development 
opportunities for residents who may well need this service provision for 
the rest of their lives.  Developing their personal skills and confidence in a 
stable and properly managed environment is a huge benefit for self-
esteem and social awareness. There are potential mutual opportunities 
within the local community offered from such a situation which could have 
both economic and neighbourhood benefits.

 A setting such as that proposed for Dingle Farm could become a 
"flagship" model for care practice and also as a training and placement 
model for professional qualifying courses. The proposed campus could 
also offer potential as a regional resource for neighbouring authorities.

 Development would support residents to develop important social and life 
skills close to family and friends who live in the borough helping young 
adults to develop in and add value to their home town.

 That the need for such a facility exists in the local area appears to admit 
of no doubt: families are currently obliged to travel unsustainably long 
distances to see their loved ones precisely on account of the lack of such 
accommodation within the area. It cannot benefit either the persons in 
need of the accommodation or their families and friends to allow this 
situation to continue - especially when such a viable option as this 
proposal exists.

 Satisfied that the Dingle Farm site is ideal for this development, since it is 
located in such a peaceful, semi-rural location. This would enable 
persons with Autistic Spectrum Condition to benefit profoundly from the 
lack of excessive sensory stimulation, whilst also enabling family and 
friends to visit their loved ones with relative ease. The site would also 
appear ideal from the point of view of minimising disruption to traffic in the 
area.

 Facility would create training and job opportunities.
 The proposal for this scheme is a perfect example of people coming 

together to solve a complex problem in a sensible and sustainable way. 
People from Rochdale are housed in Rochdale, and cared for by people 
in the local community. Jobs are created and the land serves a social 
purpose rather than being covered in more expensive private sector 
housing which is out of reach or unsuitable for many.

 Fully support this application and feel it is an opportunity the council must 
grab with both hands to move supported living policy forward and hold on 
to the spirit of community that made this town famous across the world. 
Rarely is a decision so clearly the right one both morally, and financially. 
If the planning committee supports this application it will not regret it. The 
council will have supported something that will make its residents proud 
for many years to come.

 This could potentially save the Council significant amounts of money on 
huge social care costs for out of borough placements.



 There is not enough provision to support young people to have a sense 
of independence and to enable families to be assured they are in a safe 
supportive environment.

 I should feel very proud to see my home area lead the way in provision 
for persons with Autistic Spectrum Condition, especially at a time when 
public awareness of the condition is rising.

 This would be of great benefit to the families who have struggled to look 
after those who need 24hour care. Housing with carer’s accommodation 
would be a wonderful asset to our town.

 The development of 15 bungalows will surely not be detrimental to the 
natural beauty of this area and the residents themselves will benefit from 
the ample green space remaining.

 Young people will be enabled to have some kind of managed and 
supported independence coupled with exactly the right kind of care they 
need in an environment that is purpose-built and designed to meet their 
highly complex needs. For resident’s family to have them nearby and to 
be able to continue to be involved in their upbringing in close proximity to 
them will not only be a huge relief to us but will, very importantly alleviate 
the economic burden on our town's finances.

 To send our young people with disabilities outside the borough, away 
from their families (and by this it could mean a long way away-not to Bury 
or Oldham) is inhumane and puts those young people and their families 
who have known nothing but difficult times into coping with even harsher 
problems if separation is added to the equation.

 Out son is one of the young people who is hoping to live at Dingle Farm. 
For the past four years he has had to live 70 miles away from us as there 
are no local services to meet his needs. As his current placement is a 
college he cannot stay there long-term. Sadly, since being placed away 
from his home town our son has already lost contact with his wider family 
and friends. Due to living so far away he has been unable to attend 
events with family and friends. We have been working with the Local 
Authority and a group of families for the past few years to try to develop a 
local service which will meet the needs of our young people. We have 
considered several other sites but for various reasons they have been 
deemed unsuitable. The Dingle Farm site is the only site we have found 
which is suitable. It is of sufficient size, the plot is relatively flat, it is within 
walking distance of local shops, it is on a bus route and the centres of 
Heywood and Middleton are easily accessible.

 The 'Winterbourne View Review - Concordat: Programme of Action' 
established a vision for change in which vulnerable people are not placed 
away from their families where they have been shown to be at increased 
risk of abuse. There is now a Government Mandate which states CCG's 
and Local Authorities should work together to ensure vulnerable people, 
particularly those with learning disabilities and autism, receive high 
quality care in their own communities. If planning permission for Dingle 
farm is granted the CCG and Local Authority will have the opportunity to 
commission high quality care in an appropriate local setting.

 Strongly support the application. Just as a sports development gives 
useful access to open countryside, those with experience of working with 



people on the autistic spectrum will appreciate the significant benefit of 
siting such a development on agricultural land.

 At a time when the population generally is aging, there is an increasing 
need to provide services and accommodation that get away from 
hospitalisation or over-medicalised approaches. This proposed facility 
can demonstrate an enlightened approach to these problems, starting 
with the needs of a particularly vulnerable group.

 My speciality is not with this kind of scheme, it is in homelessness. All too 
often we find young people with learning disabilities and autism coming 
into a chaotic hostel environment which does not suit them. This is 
because families get to the end of their tether and can no longer offer the 
support necessary for these young people to live a happy and fulfilling 
life. Young adults with learning disabilities and autism should never be 
put in this position, and neither should their families.

 Across the country there is a chronic shortage of long term suitable 
housing for adults with complex needs. Those projects that do exist often 
cater more for people with serious mental health issues and drug and 
alcohol problems. I have worked with many young adults with autism and 
learning difficulties who have found themselves living in such 
environments because of a lack of places that cater specifically to them 
and their individual needs.

 The Winterbourne Report highlighted the dangers of accommodating 
vulnerable adults in placements far from home, following the scale of 
horrific abuse uncovered at Winterbourne Grove and sadly, recently 
replicated at Mendip House. The report recommends that best practice is 
that vulnerable adults are accommodated close to family.

 Given the nature of the difficulties that autism spectrum conditions 
present, any development must have low stimuli. In light of this the 
location needs to be quiet and rural. Given the high proportion of rural 
land in Rochdale which is greenbelt, development on the greenbelt is to 
some extent inevitable. The development is relatively low impact and 
sensitively done with high quality, low level buildings and a thoughtful 
landscaping scheme. It is on land which is not publicly accessible and 
which is currently the site of several farm and equestrian buildings. Once 
developed much of this site will remain as green space and fields with a 
horticultural/agricultural use to provide meaningful, structured work 
opportunities for the young people accessing the scheme.

 As a society we should look after our most vulnerable young people. This 
scheme will mean young people with disabilities will not need to be sent 
to live miles away from their family and friends.

 It is about time we had local service for local young people with 
disabilities.

An additional letter of support was received from Liz McInnes MP stating:
I write in support of the above planning application to demolish the 
existing buildings and to build 15 bungalows plus carers accommodation 
at Dingle Farm in Middleton. I have been contacted by a number of 
constituents who have family members who would benefit tremendously 
from this type of accommodation. 



I believe the supported accommodation would be of great benefit to 
vulnerable adults who require such support and care and therefore I give 
the planning application my full support.

ANALYSIS

Principle of Development

Planning law requires applications to be determined in accordance with the 
development plan unless material considerations indicate otherwise. Alongside 
the Core Strategy, the National Planning Policy Framework (NPPF) is one such 
material consideration and whilst it does not change the legal status of the 
development plan, it promotes a presumption in favour of sustainable 
development, to which there are three mutually dependent dimensions: 
economic, social and environmental. 

Paragraphs 14 and 15 of the National Planning Policy Framework (NPPF) set 
out the ‘presumption in favour of sustainable development’ and state that 
development that accords with the development plan should be approved 
without delay. Having specific regard to residential developments, Paragraph 50 
of the NPPF requires local planning authorities to deliver a wide choice of high 
quality homes and create sustainable, inclusive and mixed communities 
including by planning for a mix of housing based on the needs of different 
groups in the community including those with disabilities.

Paragraphs 69-70 of the NPPF set out that the planning system can play an 
important role in facilitating social interaction and creating healthy, inclusive 
communities. It notes that planning policies and decisions should ensure an 
integrated approach to considering the location of housing, community facilities 
and services. 

Paragraph 79 of the NPPF sets out that the government attaches great 
importance to Green Belt, with the fundamental aim of policy being to prevent 
urban sprawl by keeping land permanently open.

Protected Open Land

A small part of the site (the farmhouse, attached stable and sand school along 
with the majority of the associated hard standing) lies within an area designated 
as Protected Open Land (POL) under Policy D/10 of the UDP. Policy D/10 sets 
out that within areas of POL, development proposals will be permitted that would 
be development which would be acceptable were it in the Green Belt, would 
represent limited infilling within an established pocket of housing or industry or 
would form a limited extension to an existing building.

Policy G5 of the Core Strategy relates to POL and states that the Council will 
continue to protect from development open land outside the urban area, 
including land north of Langley/Hollins, and will restrict development in POL to 
that which would be acceptable were it in Green Belt or is small scale 
development which is consistent with other detailed policies and site allocations.



The proposed development does not fulfil any of the exceptions identified above 
and therefore must be considered a departure from the relevant policies. It is 
however noted that, following development of the wider Hollin/Langley Lane 
masterplan area (also designated as POL) the Dingle Farm site would remain 
the only defined POL on this portion of the northern outskirts of Middleton. Given 
the relationship between POL policies and Green Belt policies, the relevant 
considerations are outlined in the below analysis sections. 

Green Belt

The majority of the application site is located within the Green Belt, as 
designated under the Rochdale Unitary Development Plan Proposals Map. 

Policy G4 of the Core Strategy makes clear that the Council will continue to 
protect from development, amongst others, Green Belt in the South of the 
borough including the urban fringe countryside where the primary role of Green 
Belt is to prevent neighbouring towns from merging i.e. between Middleton and 
Heywood. The policy sets out that development will be restricted to those limited 
types of development which are deemed not to be inappropriate by national 
planning policies unless very special circumstances can be demonstrated. 

Paragraph 89 of the NPPF sets out that the construction of new buildings in the 
Green Belt is inappropriate except for a limited number of exceptions. These 
include buildings for agriculture and forestry; appropriate facilities for outdoor 
sport, outdoor recreation and cemeteries; replacement buildings provided they 
are in the same use and not materially large; limited infilling in villages; limited 
affordable housing for local community needs and the limited infilling or the 
partial or complete redevelopment of previously developed sites which would 
have no greater impact on the openness of the Green Belt and the purpose of 
including land in it than the existing development.

The proposal would not fall within the list of exceptions and must therefore be 
regarded as inappropriate development that is, by definition, harmful to the 
Green Belt.  The NPPF is clear that ‘substantial weight’ be given to any harm to 
the Green Belt, and that inappropriate development should not be approved 
except in very special circumstances. Very special circumstances will not exist 
unless the potential harm to the Green Belt by reason of inappropriateness, and 
any other harm, is clearly outweighed by other considerations. The interpretation 
of ‘any other harm’ is such that it is not restricted to harm to the Green Belt and 
this should form a material consideration in determining whether to grant 
planning permission.  

Harm to Openness and the Purposes of Including Land within the Green Belt

Paragraph 79 of the NPPF states that the fundamental aim of Green Belt policy 
is to prevent urban sprawl by keeping land permanently open; the essential 
characteristics of Green Belts are their openness and their permanence. 
Openness is not defined within the Framework, but it is generally accepted that 



the term relates to the absence of built or otherwise urbanising development 
rather than being primarily about visual impact.

In this regard, there is a clear detrimental impact to the Green Belt as there will 
be built form where at present there is none. However, it is noted that the 
proposal is laid out within a garden setting with extensive areas of open space 
and opportunities for landscaping both across the site and along its boundaries. 
Further landscaping is also proposed to screen the development from Hollin 
Lane. The combination of a low density, low rise development together with 
high-quality landscaping would serve to mitigate harm arising as a result of 
development in the Green Belt.

It is also noted that the proposed development would site nestled within a 
triangular area which runs from the north-eastern point of the Langley Lane 
development site and the north-western point of the Hollin Lane East 
development site. As a result, the perception of openness will be retained to 
some degree in the approach from the north along Hollin Lane as land adjacent 
to Hollin Lane will remain open.

The National Planning Policy Framework establishes that Green Belt serves five 
purposes:

1. To check the unrestricted sprawl of large built-up areas;
2. To prevent neighbouring towns merging into one another;
3. To assist in safeguarding the countryside from encroachment;
4. To preserve the setting and special character of historic towns;
5. To assist in urban regeneration, by encouraging the recycling of derelict 

and other urban land.

The particular parcel of the Green Belt within which the site lies was assessed in 
the Greater Manchester Spatial Framework Green Belt Assessment 2016, as 
land parcel ref. BU_BA02. In this assessment the parcel was rated as ‘strong’ in 
terms of its performance in preventing the merging or erosion of the visual or 
physical gap between neighbouring settlements. In this respect the parcel forms 
a significant portion of the gap between Heywood and Middleton, which are 
located within approximately 1.3km of each other. The proposal would result in 
reduction of this separation to approximately 1.1km and would encroach into the 
countryside.

The parcel of Green Belt is considered to have no contribution with respect to 
contributing to the setting and special character of a historic town – the parcel 
has a very limited or no relationship with any historic settlements, largely due to 
visual screening provided by buildings, roads and trees etc. and the fact that the 
northern edge of Middleton is dominated by modern housing estates including 
Langley and Hollins. 

Substantial weight should be apportioned to the total Green Belt harm that the 
proposal would cause and very special circumstances will not exist unless the 
potential harm to the Green Belt by reason of inappropriateness, and any other 
harm, is clearly outweighed by other considerations



Loss of Agricultural Land

Paragraph 112 of the NPPF sets out that local planning authorities should take 
into account the economic and other benefits of the best and most versatile 
agricultural land. Given the nature of the site, the application is accompanied by 
an agricultural land classification report.

Agricultural land is classified into six grades, dependent on the quality of the 
land and its capability to yield crops. The existing site is comprised of rough 
pasture for grazing horses. The land classification report is based on the results 
of a desktop investigation and a field survey, which included examination of soil 
profiles. The study identifies soils to be generally silty loam topsoil over silty clay 
loam. As a result the land is considered to comprise Grade 3b (Moderate 
quality) land, capable of producing moderate yields of a narrow range of crops 
or lower yields of a wider range of crops. 

Annex 2 of the NPPF defines ‘best and most versatile agricultural land’ as land 
in grades 1, 2 and 3a of the Agricultural Land Classification. Given the grading 
of the site as Grade 3b it is not considered necessary to afford any specific 
protection to the site, or that the loss of agricultural land should weigh against 
the scheme. 

Minerals Safeguarding

The site is located within the Minerals Safeguarding Area for brick clay and coal. 
Policy 8 of the Greater Manchester Minerals Development Plan Document 
seeks to ensure that where it is physically and environmentally acceptable, 
mineral resources beneath a site within a Minerals Safeguarding Area are 
extracted prior to a non-minerals development taking place. This is because 
non-minerals development will usually prevent the later extraction of that 
mineral, i.e. the mineral will become ‘sterilised’. This is however not applicable if 
the land is already developed or if the site area is so small that mineral 
extraction could not reasonably be expected to take place. Generally speaking 
this applies to sites with an area below 5 hectares or those adjoined or in close 
proximity to other development such as roads, railway lines and houses. 

Consultation has been undertaken with the Greater Manchester Minerals 
Planning Unit, which has confirmed that in the case of this application, the size 
of the site and proximal development in the form of dwellings and other buildings 
around Hollin Lane and Langley Lane would make mineral extraction unfeasible. 
Accordingly, they consider that there is no conflict with Policy 8 of the Minerals 
Plan on Minerals Safeguarding.

Very Special Circumstances

Autism

There are around 700,000 autistic people in the UK – equating to 1 in every 100 
of the population. Autism is a lifelong developmental disability that affects how 
people perceive the world and interact with others. Autistic people see, hear and 



feel the world differently to other people. It is a spectrum condition. All autistic 
people share certain difficulties; but being autistic will affect them in different 
ways. Some autistic people also have learning disabilities, mental health issues 
or other conditions, meaning people need different levels of support. All people 
on the autism spectrum learn and develop. Best practice guidance indicates that 
with the right sort of support, people can be helped to live a more fulfilling life of 
their own choosing

Winterbourne View Review and subsequent change in care models

In 2012 the Department of Health issued the Winterbourne View Review – 
Concordat: Programme of Action in response to the exposure and subsequent 
investigation of significant failings and ill-treatment of residents with learning 
disabilities and challenging behaviour at a private care home. The review was 
considered as a fundamental change in the approach to care for vulnerable 
people, with one key message being that ‘hospitals are not homes’. As a result, 
many large scale inpatient services across the country have closed, as a result 
of a commitment from NHS England, and further commitments were made to 
properly meeting the needs of vulnerable people and their families, in an effort 
to work together to commission a suitable range of support to enable them to 
lead fulfilling and safe lives in their communities. 

Building the Right Support is a national plan, and part of the ‘Transforming Care 
Programme’, to develop community services and close inpatient facilities for 
people with a learning disability and/or autism who display behaviour that 
challenges, including those with a mental health condition, which was published 
in October 2015 by NHS England, the Local Government Association and the 
Association of Directors of Adult Social Services. The report acknowledges that 
children, young people and adults with a learning disability and/or autism have 
the right to the same opportunities as anyone else to live satisfying and valued 
lives, and to be treated with dignity and respect. They should have a home 
within their community, be able to develop and maintain relationships, and get 
the support they need to live healthy, safe and rewarding lives.

Following on from Building the Right Support the organisations involved 
published an associated national service model for commissioners of health and 
social care services. The report sets out the nine core principles for service 
provision and established ‘golden threads’ which should be upheld and reflected 
in local commission strategies including quality of life, keeping people safe, 
choice and control, support and interventions and equitable outcomes. Greater 
Manchester was chosen within the report as a ‘fast-track’ area, implementing 
the service model in summer 2015 and therefore represented one of the 
national leaders in the field.

As a result, the Greater Manchester Learning Disability Transforming Care Fast 
Track Plan, published by the Greater Manchester Health and Social Care 
Partnership, set out a commitment to significantly re-shaping services for people 
with autism and learning difficulties. The report was clear that re-shaping would 
take place to ensure that more services are provided in a community based 
setting and closer to home, with a shift away from long-term hospital care. The 



report set ambitious targets for reducing inpatient beds, non-secure and secure 
beds.

As part of the Transforming Care Programme, the NHS has also produced 
Building the Right Homes, guidance for commissioners of health and care 
services which sets out key ambitions and a framework for significantly 
increasing housing options for vulnerable people to enable them to access the 
right home and support at the right time. The guidance states that around 2,400 
people with a learning disability, autism or both will require new living 
arrangements upon discharge from inpatient care by March 2019 and 
acknowledges that many of these people have previously ended up in hospitals 
following disrupted housing and support arrangements, with many experiencing 
a lack of choice and control over their lives and the environment in which they 
are living.

The report states that people should be supported to live as independently as 
possible in settled accommodation of their choice in the community rather than 
long-term in institutionalised settings. Poorly thought-out environments can 
increase behaviour that challenges and it is clear that just ‘slotting’ people into 
settings without really understanding the needs of the person, in partnership 
with them and their families, is unlikely to lead to people living settled and 
healthy lives in the community.

There is an acknowledgement in the guidance that the needs of people with 
autism are extremely diverse and that their housing needs will need to be 
similarly diverse. Some will need bespoke housing with significant adaptations. 
Notably, the report says that some people with autism may not need significant 
physical adaptations, but the location and design of their home may still be 
important, particularly if they have sensory needs. They may need to live away 
from busy, noisy roads or bright lights. There may be specific triggers of certain 
types of behaviour which exist within the house or in the surrounding area.

The Transforming Care Programme seeks to radically rethink how housing is 
offered to people with a learning disability, autism or both, acknowledging that 
bespoke housing options based on each individual’s needs and preferences 
have a positive impact on their health and wellbeing. The guidance also makes 
a distinction between settled and short-term accommodation, aiming to shift 
provision towards models that give people security of tenure and housing rights, 
with a separate contract for their support enabling people to have choice about 
their social care provider without jeopardising their home.

The applicants have noted that, as is the case with general open market 
housing, people with autism need housing choice. There is not a one size fits all 
solution for people generally and this is the same for people with autism. Some 
people with low level needs can be accommodated by the Council by careful 
placement in existing shared accommodation in the Borough, whilst others will 
need a bespoke solution in the form of ‘care’ as opposed to ‘support’ in the 
community.



The Rochdale Borough Locality Plan sets out the vision of the Council, 
Heywood, Middleton and Rochdale Clinical Commissioning Group (HMR CCG) 
and other stakeholders that more people should be in control of their own health 
and wellbeing, managing their long term conditions well and being supported to 
achieve good health and wellbeing across their life. The report acknowledges 
that the Borough’s mental health needs are high. Although existing services are 
available at both primary and secondary care level, they are too heavily 
weighted towards secondary level care with a focus on people who already have 
a severe and enduring mental illness, too much use of inpatient and residential 
care and limited recovery and movement through services.

The plan sets out a need to have one high quality, sustainable health and social 
care system which is part of a wider system of public service delivery including 
housing. The new model of care proposed in the vision establishes that the 
relevant parties will review the current arrangements for people who need more 
intensive support (both in the short or long term) and re-commission services so 
that care is joined up and more of this support is available at home or in 
community settings.

Applicant and intended occupiers

As part of the overall change in approach to health care for people with autism 
and learning disabilities, the Council’s Adult Care service has been working 
directly to provide support to a small group of people with complex care needs. 
Those involved became acutely aware that the needs of the group could not be 
accommodated in the Borough in the manner intended under the Transforming 
Care Programme and local changes to care provision given current 
infrastructure and services available.

With the support of Adult Care Officers the group of parents were empowered to 
find an appropriate solution to meet the diverse needs of their children, with the 
solution being a bespoke purpose-built development and one which adopted a 
person-centred design approach such was the high level of care needed for 
some of the people. A framework was devised for selection of a care provider 
and developer, and Future Directions (care provider) and Auxilia Homes Ltd. 
(registered provider) were charged with advancing the proposals.

The purpose of the development is therefore to place people with autism from 
the Borough, some with complex needs, in the Borough. At present three people 
(aged 17, 22 and 23) have been placed out of the area in residential colleges in 
Doncaster and Ribchester. The remainder are between the ages of 17 and 23 
and are currently living at home with families on the edge of coping.

The applicants have noted that there are 22 people within the area that would 
benefit from being settled in long term accommodation at Dingle Farm, of which 
15 potential future residents have been identified. This list is fluid and placement 
at Dingle Farm will depend on the personal circumstances of the individual at 
the time of placement i.e. when the development is complete. Of the 22 people 
on the current list 6 are from Middleton, 5 are from Heywood, 8 are from 
Rochdale, 2 are from Littleborough and 1 is from Milnrow.



The properties will be available for rent paid for through housing benefit with 
tenancy agreements to ensure long term security. This is a particularly important 
feature of this development as residents will be provided with a home for life 
with the security that they will not be moved on. Future Directions has also 
committed to the parents to provide long term support and care ‘on site’ as 
opposed to in hospital which reflects the Government’s agenda of providing 
‘homes not hospitals’.

The development will be funded through capital investment from Auxilia Homes, 
Homes England and NHS England with ongoing care and support from 
Rochdale Council, NHS England and central government. Future Directions will 
provide a bespoke care package for residents in consultation with the Council. 
All residents will receive 1:1 care with some receiving 1:2 care at times.

Sequential Site Selection

The applicant has undertaken a sequential test of available sites within the 
borough. The parents, supported by Auxilia Homes and Officers from Rochdale 
Council Adult Care, considered a number of sites both within and outside of the 
administrative confines of the Borough. The search was undertaken on the basis 
of the following search criteria:

 a site that was large enough to meet the specific care demands of the 
Council as far as reasonably possible – it is recognised that this need can 
only ever represent a snap shot in time.

 a quiet and tranquil environment e.g. not heavily trafficked or close to 
noise generating uses;

 in close proximity to services and facilities; private and not overlooked by 
neighbouring residents;

 a safe and secure environment;
 a site where residents can form part of a local community;
 outdoor space for residents to meet;
 accessible for families to visit;
 accessible for support staff.

The submitted planning statement outlines that over a period of 2-3 years the 
applicants considered approximately 38 properties and sites in Rochdale and 
nearby boroughs. The majority of the other sites on the wider list were rejected 
as a result of their size and/or location at a very early stage. Two alternative 
sites were progressed to an advanced stage, with feasibility studies undertaken, 
however, each were rejected given their location outside the Borough, their 
prominent Green Belt location and for viability reasons.

Summary of benefits of the proposal

At present the Council is unable to fully meet the needs of a number of residents 
with autism within its administrative area. The only way it can support the people 
that could potentially live independently at Dingle Farm is to continue to support 
people at home (until crisis point) and to send them out of the Borough if 
needed. Taking the above example, at present there are 3 people with autism 



living in Doncaster and Ribchester being supported by the Council. Not only is 
residing outside of the Borough stressful for the individual and their families but 
it is costly to the Council. Additional costs arise because the Council has to 
source and pay for GPs, psychologists and other medical professionals from 
other local authorities. 

Placing a person out of the Borough in suitable accommodation also results in 
expenditure in the form of Council Officer time. Residential colleges need to be 
found, contacted, briefed and visited a number of times prior to placement. 
Regular visits are also made to ensure that the person is settled and the care 
provider is meeting the Council’s care standards, which can be difficult to control 
from a distance. In providing appropriate and tailor-made accommodation within 
the Borough itself, the scheme would result in economic benefits through 
savings in service provision and delivery. 

In addition the development would also create short and long term employment 
opportunities. Short term jobs would be created in construction and 
approximately 60 part time and full time jobs would be created to support the 
residents and maintain and manage the site. It is considered that moderate 
weight can be attached to these matters. 

More importantly, there are significant social benefits which would arise as a 
result of the development. The scheme, and the accompanying planning 
application, is a direct response to the new agenda and approach to care 
provision outlined above and provides a bespoke and exceptionally high quality 
solution tailor-made to meet the identified needs of residents with autism and 
learning disabilities; the residents will not be made to fit into an existing building 
or environment. Given the person-centred approach to the design of the scheme 
and homes within, the development would result in significant enhancement to 
the quality of life for future residents. A bespoke package of care and support 
will be provided between the CCG, the Council and Future Directions with the 
objective of creating a supportive settled environment to the betterment of the 
individual’s well-being. 

The scheme has been designed to provide a home for life, with robust and 
adaptable construction and, importantly for the families involved, the provision of 
a secure tenancy for residents. The development provides the opportunity for 
residents to enjoy the benefits of long-term settled accommodation as part of a 
local community, rather than being subject to short-term placements in colleges 
or other residential developments outside of the borough.

The development is intended to house existing residents of the borough, whose 
families live close by. This results in significant benefits for both the residents 
themselves, in reaping the advantages of closer familial support, and for 
families, in reducing the emotional and physical stress associated with 
separation and the actual undertaking of regular journeys to visit family 
members based further afield. Families will also be able to support and direct 
care provision where needed, and are based close-by in the event of an 
emergency or urgent situation. 



The benefits of the location and design of the development are also noted. 
Some persons with autism often find urban environments, and the resultant 
significant levels of stimulation, unsettling, which results in high levels of anxiety 
or distress. The ‘living in the garden’ concept of the development has been 
designed to provide the necessary balance between provision of private, quiet 
and tranquil spaces, making use of the edge-of-urban area location and 
expanse of open land and Green Belt to the north, whilst providing appropriate 
community facilities and links to the wider community. 

Ultimately the proposal would meet the guiding principles set out in the NHS 
guidance, Building the Right Homes, given that residents would be supported to 
live in their own homes in the community with support from local services, be 
supported to live independently with the right support, be offered housing which 
is suitable and purpose-built for them and which meets their needs, be able to 
form part of and participate in the community in which they live with access to 
public transport and social opportunities, benefit from provision of settled 
accommodation, be able to remain in their home even if care and support needs 
change given the level of flexibility and adaptability in the scheme and 
bungalows and feel happy and safe in their home. The scheme would provide a 
unique facility within the Borough and represents a flagship example of 
specialised accommodation for persons with autism and severe learning 
difficulties. 

Design, Layout and Impact on Character 

Paragraphs 56 and 58 of the National Planning Policy Framework require all 
new developments, including associated landscaping, regardless of location, to 
adhere to high standards of design. Policies P1, P2 and P3 of the Core Strategy 
set out a requirement for good design, improved image and protection and 
enhancement of character, landscape and heritage.

Site Layout and Landscaping

The site lies within National Character Area 54 – Manchester Pennine Fringe. 
This area occupies the transitional zone between the open moorlands of the 
Dark Peak and Southern Pennines, and the densely populated urban 
conurbation of Manchester. Much of the countryside is influenced by 
recreational use from adjacent urban areas and also by the diversification of 
farmland. The river valleys, upland hinterland and proximity of urban 
development all contribute to the area’s distinct Pennine fringe character.

The design concept is ‘living in the garden’, a design which in plan-view has 
used an organic leaf-shaped motif in random repetition to create a series of 
curved swathes, into which the homes have been inserted. The strong use of 
soft landscaping leads the proposal to sit well within a countryside setting and 
represents a distinct move away from using straight lines. 

The layout design and relationship of external spaces has therefore been 
concept led, with designers seeking to create the qualities of attractive 
countryside in the development. The landscape proposals are intended to 



integrate the proposed development within its Green Belt and countryside 
location by strengthening existing hedgerow to the boundaries, minimising the 
extent of hardstanding including roads and parking within the site and proposing 
a substantial number of trees to soften the built form and ember the site in the 
landscape. 

It is, however, acknowledged that there will be some limited harm to landscape 
character as a result of the imposition of an ultimately domestic development 
within existing pasture land. As a result of the levels difference between the site 
and Hollin Lane, there will be prominent views of the development from the 
highway, although the development will be read against the backdrop of the 
neighbouring residential sites (once developed). The impact will be somewhat 
mitigated by virtue of the extensive elements of soft landscaping within the 
proposal, and the provision of vegetative screening on the outer fringes of the 
site.

It is noted that areas of car parking within the site would utilise a ‘grasscrete’ or 
similar solution to prevent use of large areas of traditional hardstanding. When 
spaces are vacant, the parking areas would therefore have the appearance of a 
grassed or lawned area. The visual impact of the car parking areas is further 
mitigated by inclusion of landscaping both at the outer edges and in the centre 
of the parking areas. The access and circulation roads within the site will largely 
avoid the use of tarmac, given its harsh and urban appearance, other than at the 
main entrance from Hollin Lane where the interface with the existing highway 
network will necessitate its use. It is recommended that a condition be attached 
requiring submission of detail of all hardstanding to be laid within the site.

The landscape strategy has been reviewed by the Council’s Landscape Design 
Officer, who considers that the strong use of landscape to develop a peaceful, 
harmonious whole means the proposal sits very well in its countryside setting, 
and will become a very tranquil place to live. They note that the design of the 
houses contributes positively towards making the development appear to be 
settled in the landscape and to be part of the wider countryside, with choice of 
materials and their understated appearance complementing the countryside and 
farm setting. 

They do note, however, that the soft landscape strategy is vague and that there 
are additional opportunities for the development of natural habitats, and a 
structural landscape based on native species throughout the site to enhance the 
countryside farm location. They recommend that any non-native plants are 
selected for their ability to provide interest for wildlife e.g. pollen, nectar bearing, 
berries, seeds.

It is recommended that a condition be attached requiring the submission of a 
detailed landscaping scheme for the site, including proposals for replacement 
tree and hedgerow planting. A 25 year landscape and ecological management 
plan would be appropriate, to guide future management of the landscape.

Appearance of Buildings



Parents of potential future occupiers were invited to identify a list of 
requirements for the scheme, and the scheme was drawn up with the assistance 
of home visits to understand the needs of individuals. 

The design of the homes has been informed by guidance and standards 
contained within Lifetime Homes, Housing Design for People with Autism 
(Kingswood Trust, Helen Hamlyn Centre), Housing our Ageing Population 
(HAPPI), Building the Right Home (NHS).  A standard ‘house type’ was 
resultantly designed, with some including more detailed bespoke elements. 
Each of the properties was designed to have generous floor areas to ensure 
wheelchair accessibility and space for other adaptations and activities, a robust 
design/materials, safety controls including over kitchen spaces, flexibility for 
future proofing, adequate storage space and provision of full height naturally lit 
spaces (with minimum floor to ceiling levels of 2.7m).

The use of a ‘house type’ brings an element of consistency to the overall 
development, including repetition of elevational treatment and materials. The 
simplicity of the buildings was based on a reflection of a child’s concept of a 
home to engender a sense of familiarity and comfort. The communal hub 
building has also been designed to tie into the wider site, taking forward the 
overall design language but with subtle and clear differences to reflect the 
alternative use of the building. 

The dwellings would make use of a simple palette of materials, including buff 
brick, fibre cement board, interlocking tile roof and aluminium box cladding to 
create ‘frames’, canopies and trims. The design of the scheme is contemporary, 
but makes use of overall traditional building forms, and it is considered that the 
simplicity of the design and materials choices would result in understated 
dwellings which would sit comfortably within the landscape and the wider site.

Boundary Treatments

The proposed boundary treatments have been sensitively designed to ensure a 
balance between the necessity of site security and the need to keep the edges 
of the site relatively open. The southern boundary of the site, to the adjacent 
Taylor Wimpey development, would be comprised of a contemporary estate 
fence, typical of use in parkland, paddocks or estate grounds. At the western 
end of the site the boundary would become more robust and constitute 2m high 
security fencing comprising vertical timber panelling, providing an element of 
screening between rear gardens of properties on the adjacent Wainhomes site 
and the proposed car park. Similar appropriate screening is proposed for the 
energy centre and pumping station. The northern boundary of the site would be 
comprised of agricultural fencing, formed of open wire mesh set between 
wooden posts, reflecting an appearance typical of farmland sites. 

Boundary treatments within the site itself, surrounding the gardens associated 
with the bungalows, will comprise a hedge with post & wire fence (1.2m high) to 
the outer edges of the plots, whilst 1.5m high wooden fencing would be provided 
to the central cores to prevent overlooking between the gardens and ensure an 
element of privacy.



Amenity Standards and Relationship with Neighbouring Land Uses

Policy DM1 of the Core Strategy sets out the Council’s general development 
requirements and states that proposals should be compatible with surrounding 
land uses and should not adversely affect the amenity of residents or users 
through visual intrusion, overbearing impact, overshadowing or loss of privacy. 

Policy G9 of the Core Strategy sets out that the Council will require that 
development does not have impacts that lead to an unacceptable increase in 
air, water, noise, light or other pollution. Paragraph 123 of the NPPF established 
that planning decision should aim to avoid noise from giving rise to significant 
adverse impacts on health and quality of life as a result of new development.

As noted previously, the site layout adopts a ‘living in the garden’ concept, with 
the bungalows grouped into six single-storey blocks (B-G) to a maximum height 
of 7m set within extensive landscaped grounds. The intention is that the 
development operates as a whole, but with the necessary elements of privacy 
and separation which allow for independent living. All of the properties benefit 
from separation distances which are well in excess of those set out within the 
Council’s Guidelines and Standards for Residential Development SPD, and the 
houses have been sensitively arranged to avoid any significant element of 
overlooking between units.

The main focus of activity in the site, the community hub, is set at the western 
edge of the site, separated from the nearest dwelling by a minimum of 29m. 
Similarly, other areas of activity such as the main car park are predominantly set 
away from the dwellings to minimise the extent of auditory stimulation and 
disturbance. 

Adjacent parcels of land to the south are subject of current applications and 
permissions for residential development. Sharing a boundary with the south 
west end of the site is the Wainhomes site (subject of outline planning 
permission 16/00725/OUT and reserved matters permission 17/00153/REM). 
Plots 32 and 33 on the Wainhomes site would be located adjacent to the 
proposed barn and pumping station. Although there would inevitably be a level 
of noise associated with the keeping of animals within the barn, it is noted that 
there are currently agricultural and equine buildings in close proximity to the 
boundary, and the fall-back position would be the resumption of agricultural 
activities. The barn building itself would be set a minimum of 11m from the rear 
facing elevation of the dwelling at plot 33, set beyond a strip of landscaping 
buffer, reaching a height of 3.9m to the ridge. As a result, it is not considered 
that the barn itself would adversely impact on the amenity of future residents of 
the Wainhomes site by way of overbearing impact or overshadowing. 

Plots 34, 35 and 36 on the Wainhomes site would back onto the proposed car 
park - the proposed boundary treatment and soft landscaping at this location 
would provide adequate screening to the adjacent residential properties and it is 
not considered that the level of activity associated with the car park would give 
rise to a significant adverse impact on amenity. 



The side-gables of plots 36 and 37 on the Wainhomes site would also face 
towards the proposed access road, community garden and rear of Block B 
within the application site. Given the secondary nature of the elevations, and the 
minimum interface distance of 19m it is considered that the dwellings would 
share an acceptable relationship with the dwellings to be constructed at Block B. 

Sharing a boundary with the main southern edge of the site is the Taylor 
Wimpey Hollin Lane West site (subject of outline planning permission 
16/00444/OUT and reserved matters application 17/00489/REM). The present 
layout for this site includes a large area of open space to the northern boundary 
of the site, providing a landscaped buffer. A number of units would directly face 
north towards the Dingle Farm site – at the western end plots 29-31 would 
benefit from a minimum separation of 14m from the site boundary and a 24m 
separation from the gable of Block D. Similarly, plots 48 to 51 would face 
towards the application site and the area of car parking close to the entrance, 
with a suitable separation distance of 16m to the shared boundary.

In light of the above, it is considered that sufficient standards of amenity would 
be provided for residents of the development itself and that the proposal would 
have no adverse impact on the amenity of residents of the adjacent future 
housing sites, and the proposal therefore accords with the relevant requirements 
of Policy DM1 of the adopted Core Strategy.

Noise

The application is accompanied by a noise impact assessment, noting the 
relatively close proximity of Hollin Lane to the proposed dwellings. The report 
notes that the dwellings should achieve the levels for internal and external areas 
as specified in British Standard 8233:2014 ‘Guidance on sound insulation and 
noise reduction for buildings’. 

Environmental sound measurements were undertaken over a mid-week 24 hour 
period, the results of which indicate that the dominant sound source was road 
traffic from Hollin Lane and the remainder of the surrounding highway network. 
The assessment provides detail of the necessary glazing and ventilation 
specifications required to achieve the relevant internal daytime and night-time 
noise level requirements. The assessment also indicates that the external 
daytime requirement in external amenity space is likely to be achieved across 
the vast majority of the site. The report has been reviewed by the Council’s 
Public Protection service, which has raised no objection to the scheme. 

It is recommended that a condition be attached requiring that the development is 
carried out in accordance with the recommendations contained within the noise 
impact assessment for glazing and ventilation specifications. Subject to the 
imposition of this condition it is considered that a suitable standard of amenity 
could be achieved for future residents of the site with respect to noise levels. 

As noted, the proposed community hub lies in relative close proximity to 
adjacent residential properties to be developed within the adjacent Wainhomes 



site. Noting the inclusion of performance and social spaces within the building, it 
is considered prudent to apply a condition restricting use of the community hub 
to uses ancillary to the wider residential care use within the site and restrict 
hours of use to suitable limits to ensure there are no adverse impacts on the 
amenity of neighbouring occupiers outside of the site by way of noise and 
disturbance. 

Access and Highways

Policy T2 of the Core Strategy sets out that development and infrastructure 
proposals are required to satisfy the Council’s accessibility hierarchy and in all 
circumstances, the safety, accessibility and amenity of those who live or have 
business in the area will have priority, while providing reliable journey times for 
those travelling through. Developments are required to provide parking in 
compliance with the Council’s Maximum Car Parking Standards as set out in 
Appendix 5 of the CS.

Policy DM1 of the Core Strategy sets out that development proposals should 
provide satisfactory vehicular access with adequate parking, manoeuvring, and 
servicing arrangements. Paragraph 32 of the National Planning Policy 
Framework sets out that development should only be prevented or refused on 
transport grounds where the residual cumulative impacts of development are 
severe.

The application is accompanied by a detailed Transport Statement, which 
contains an assessment of the potential impacts of the scheme on the 
surrounding highway network.

As noted previously, the site is located on the west side of Hollin Lane (A6046) 
which runs in a north-south direction from the north side of Middleton to the A58 
in Heywood. Hollin Lane is part of the Strategic Highway Network in Rochdale 
and part of the TfGM Key Route Network and links with the M62 motorway at 
Junction 19 approximately 1km to the north of the site. Adjacent to the site Hollin 
Lane is a wide single-carriageway road with a 30mph speed limit, which 
changes to a 40mph limit approximately 20m to the north of the access. There 
are recently installed 2m wide cycle lanes with bollards on both sides of Hollin 
Lane and a 2m wide central hatched area along Hollin Lane with a refuge to the 
north of the access to Dingle Farm.

Accident data for Hollin Lane for the most recent 5 year period has been 
assessed- this notes that there have been no recorded injury accidents at the 
existing highway access to Dingle Farm or within 100m of the junction. In 
redeveloping the site, it is proposed that an improved highway access will be 
provided, which is specifically designed to accommodate the turning movements 
of a large refuse vehicle or a coach. This is proposed to include the provision of 
a right-turn lane into the site. A detailed scheme for this element of the highway 
works would need to be submitted to the LPA for approval, and the 
implementation of the approved scheme would be required by condition. 



The Transport Statement includes an assessment of the proposed traffic 
generation of the development proposal. It is anticipated that the development 
would generate a low number of vehicle movements, mainly during off-peak 
periods, on the surrounding highway network. It is proposed that the majority of 
staff shifts will start and finish outside the peak period (with shift changes before 
8am, between 12pm and 2pm, and after 6pm. As a result, the Transport 
Statement predicts that the total number of vehicle trips into and out of the site 
during weekday peak periods would be 20. 

The submitted Transport Statement acknowledges the need to assess the 
cumulative impact of major development proposals across the Hollin 
Lane/Langley Lane area and accordingly builds upon the assessment of the 
Transport Assessments taken into account by the LPA in determining the 
previous applications. In summary, the TS surmises that the development would 
not have any significant impacts on capacity of the highway network, including 
surrounding junctions. 

It is noted that the site lies in a sustainable location on the edge of Middleton, 
and is accessible from a variety of transport methods as an alternative to private 
car use. A large number of the surrounding residential areas are within a 1.2km 
walking catchment area, and the edge of Middleton Town Centre lies within the 
2km catchment area. Hollin Lane is served by the 125, 162, 163 and X63 bus 
services, which provide regular access to Norden, Bamford, Darn Hill, Bury, 
Heywood, Rhodes, Birch, Hollin, Alkrington, Middleton, Blackley, Collyhurst and 
Manchester. Additional bus stops are proposed to be installed on Hollin Lane in 
association with the adjacent residential development sites which will further 
improve access. As noted, Hollin Lane is also served by dedicated and 
segregated cycle lanes either side of the carriageway, recently provided as part 
of the Cycle City Ambition Project. The majority of Middleton and the south side 
of Heywood lie within the relevant 5km cycling catchment area. It is proposed 
that 47 parking spaces be provided within the site, which would serve residents, 
carers and visitors. 9 of the spaces would be accessible parking spaces.

Consultation has been undertaken with Highways England, given the proximity 
to J19 of the M62 motorway; no objection has been raised as it is not 
considered that the scheme would give rise to significant impacts on the 
strategic highway network. The application has also been considered by the 
Highways Authority; Officers raise no objection to the assessment contained 
within the Transport Statement and note that they do not envisage any great 
volume of traffic to be generated by this proposal in the peak hours. The 
proposed parking provision is considered adequate given the scale and nature 
of this proposal and the proposed access to the site is suitable for a 
development of this nature onto a road of this classification. It is noted that the 
local authority will not adopt any of the internal highways within the site. 
Similarly, refuse collection is expected to be arranged privately and not 
undertaken by the local authority. 

In light of the above assessment, it is considered that safe and suitable access 
is to be provided to the site and adequate parking, manoeuvring, and servicing 
arrangements are contained within the development proposals. The 



development would have no significant adverse impact on the capacity, function 
and safety of the wider highway network. The site lies within a sustainable 
location and benefits from the provision of sustainable transport as an 
alternative to private car use. Accordingly, the proposal meets the relevant 
requirements of Policies DM1 and T2 of the Core Strategy and the National 
Planning Policy Framework.

Public Rights of Way

A Public Right of Way (MidRupp114) runs adjacent to the site to the west from 
Langley Lane terminating parallel to the northern edge of the application site, 
where it meets with the southern end of public footpath MidFp114 which 
continues to the north west before connecting with other footpaths at Siddal 
Fold. The development proposal itself would not impact on the right of way, 
however, it is recommended that an informative be attached to the decision 
notice reminding the developer of their responsibilities under the Countryside 
and Rights of Way Act. 

Arboricultural Impacts

Paragraph 58 of the NPPF states that planning policies and decisions should 
aim to ensure that developments are visually attractive as a result of good 
architecture and appropriate landscaping. Policy G6 of the Core Strategy sets 
out that development proposals are expected to avoid the loss of existing urban 
greenspace or features e.g. trees. Policy G7 also requires that development 
proposals should protect and enhance existing features such as trees, hedges, 
flora and fauna and promote biodiversity.

The application is accompanied by a Tree Survey and Arboricultural Impact 
Assessment, which contains an assessment of existing species on site and the 
potential impacts of the development. The trees that were assessed as part of 
the survey have been identified as either B or C grade quality with no case of U 
grade quality. The trees located on the south and west are C grade. Trees on 
the north boundary are mainly B grade with some trees of C grade. The works 
recommended to trees include crown thin, clearance of deadwood, stubs and 
decayed limbs.

The development itself would necessitate the removal of trees T5, G7, T11, 
G12, G14, H15, T24 and hedges H6, H20, H31 would require partial removal. 
Root protection areas have been calculated and tree protection areas are 
proposed for all trees to be retained during the course of development, including 
use of cellular confinement systems. Whilst the development would result in the 
removal of existing trees and hedgerow, it is considered that there is sufficient 
potential for mitigation provision within the development scheme itself to ensure 
no net loss of tree cover or hedgerow extent.

It is recommended that a condition be attached requiring the submission of a 
detailed Arboricultural Method Statement and the implementation of appropriate 
tree protection measures for the duration of site works. Similarly, a condition is 
to be imposed requiring submission of a detailed landscape strategy for the site, 



including provision of replacement tree and hedge planting to ensure 
appropriate mitigation and thereby compliance with Policies G6 and G7 of the 
Rochdale Core Strategy.

Ecology

Section 40 of the Natural Environment and Rural Communities Act 2006 places 
a duty on all public authorities to have regard, in the exercise of their functions, 
to the purpose of conserving biodiversity. Paragraph 109 of the National 
Planning Policy Framework states that the planning system should contribute to 
and enhance the natural and local environment by minimising impacts on 
biodiversity and providing net gains in biodiversity where possible, contributing 
to the Government’s commitment to halt the overall decline in biodiversity. 
Policy G7 of the Core Strategy requires that no development should result in a 
net loss in biodiversity and geodiversity.

The application is accompanied by an ecological appraisal which contains the 
results of both a desk study and on-site survey, including production of a Phase 
1 Habitat Survey map. 

It is noted that the Rochdale Canal Special Area of Conservation (SAC) and Site 
of Special Scientific Interest (SSSI) is located approximately 2km east of the site 
at the closet point. It is noted that it is unlikely that there would be any potential 
impacts as a result of the development as the waterway is isolated from the 
development site by roads, structures and open landscape – there are no 
tributaries in close proximity that may facilitate the movement of potential 
pollutants. Similarly, Hopwood Woodlands Local Nature Reserve is considered 
sufficiently distanced from the site. 

The site itself is comprised of two distinct vegetation types; improved grassland 
and species poor hedgerows. The majority of the site is composed of grassland 
that is irregularly managed (due to the grazing of horses). The hedgerow along 
the existing access road is almost purely hawthorn with a small section of ash. 
Trees along the northwest boundary comprise mainly sycamore and oak. The 
report notes that the plant and tree species associated with the habitats on site 
are common and widespread and of low conservation importance.

In looking at the potential for the site to host protected species, it was noted that 
the house has moderate suitability for bats, whilst the sand school and stables 
were considered to have negligible suitability for bats.  One tree (TN4 on the 
associated plans) was considered to have moderate to high suitability for bats 
due to the fact that it contains potential roost features. It is considered likely that 
the site provides foraging habitat for bats in the area, however, given the small 
area present and the good quality of habitat in the wider surrounding 
countryside, it is considered that the loss of the habitat would be unlikely to be of 
significance to foraging bats in the locality. A recommendation was made for 
evening or dawn surveys to be undertaken and an aerial inspection of the tree 
TN4 carried out. 



This further survey work was carried out at the end of May 2018; the survey 
concluded that bat activity on site was very low, with one species of bat 
recorded on site (common pipistrelle), and only 6 bat passes recorded by the 
surveyors. No bats were recorded in association with the building. The report 
concludes that, given the low level of bat activity on site, the survey work is 
considered sufficient to give confidence in a negative result (likely absence of a 
roost within the building).

The tree TN4 was inspected during an aerial ascent, and three features of note 
were identified: a large knot-hole on the east side of the stem, a small knot-hole 
on the south side and bark/squirrel damage on the upper side of a limb. The tree 
was found to support a grey squirrel drey with young; no bats or evidence of a 
roost were present. The tree was therefore ultimately considered either to have 
negligible suitability or low suitability for bats. Precautionary mitigation is 
recommended during removal of the tree to minimise the risk of harm to any 
itinerant bats that may utilise the PRFs between inspection and felling, and to 
avoid unnecessary harm to other wildlife

The habitat within the survey site and to the south has some suitability for 
badger as foraging habitat. However, the opportunities for badger setts are far 
less favourable as there is little cover within the site and within the immediate 
surroundings, which is also open pasture land. No sign of badgers (setts, 
pathways, latrines, hairs etc) were found during the survey.

Overall, reptile populations are very unlikely to be present within the survey site, 
or within close proximity. No further survey or mitigation was recommended for 
this species group. Great crested newt (GCN) benefit from the highest 
protection of all amphibians under UK and EU law. GCN are known to travel, 
usually, within a 250m radius of breeding ponds, but can travel up to 500m. 
There are eight water bodies within a 500m radius of the survey site. Three of 
these are located within 250m to the north of the survey site. Further survey 
work (Habitat Suitability Index) was initially recommended with regard to the 
suitability of ponds within the vicinity of the site to support GCN species, 
however, the Ecology Unit has confirmed that they are aware of a number of 
recent survey efforts on the surrounding ponds which confirmed that no GCN 
were present; as a result they have confirmed that they consider the risks to be 
low and that no additional surveys are necessary.

The survey site contains shrubs and trees with potential to support nesting birds 
in the spring and summer months, including dunnock, house sparrow, song 
thrush and starling. The report surmises that given that there is extensive habitat 
of equal or higher quality within close proximity to the site, the loss of a 
proportion of the land on site as a result of the development is unlikely to be of 
significance to local populations of nesting passerine birds. Mitigation is 
considered necessary to avoid harm to nesting birds during breeding season, 
accordingly a relevant condition is proposed. 

Himalayan balsam (an invasive plant species) was recorded on site along the 
southeast and northwest boundary. A condition is recommended requiring the 
submission of an appropriate management plan. 



It is noted that the development will result in the loss of around 2.6ha of primarily 
low ecological value habitats, the exceptions being the hawthorn hedge along 
the southern boundary and the scattered mature trees along the northern 
boundary. The proposed layout indicates that the existing hedge will be lost and 
the trees will largely be retained.  As around a quarter of the site is set aside as 
greenspace, the Ecology Unit have confirmed that they are satisfied that 
adequate on-site mitigation can be provided for the loss of low value grassland 
habitats. Like for like mitigation for the loss of hedgerow is necessary, and it is 
recommended that this form an explicit requirement of the condition requiring 
submission of a landscaping scheme - given that currently there is no hedge 
boundary along Hollin Lane or for much of the northern boundary, there is 
adequate scope for replacement hedge planting.

In light of the above and subject to the imposition of the conditions as 
recommended above it is considered that the proposal would meet the 
requirements of policies G6 and G7 of the adopted Rochdale Core Strategy and 
the National Planning Policy Framework.

Flood Risk and Drainage

Paragraph 100 of the NPPF states that inappropriate development in areas at 
risk of flooding should be avoided by directing development away from areas at 
highest risk, but where development is necessary, making it safe without 
increasing flood risk elsewhere. Policy G8 of the Core Strategy sets out the 
Council’s strategy for managing water resources and flood risk more effectively 
in the interests of public safety, protecting property and infrastructure and the 
conservation of the natural environment.

The application is accompanied by a Flood Risk Assessment. The FRA notes 
that the site lies within Flood Zone 1 (annual probability of either river or tidal 
and coastal flooding of less than 0.1% i.e. less than 1 in 1,000 years. 

The FRA notes that 80% of the site current comprises large fields used for 
grazing horses. The impermeable area of the development has been calculated 
as a total of approximately 0.22ha of roof area and 0.47ha of hard landscaping. 
In order to mitigate the minimal risk of pluvial (surface water) flooding, a number 
of recommendations have been made in relation to the surface water drainage 
system for the site and the levels of the finished development and buildings. 

The FRA contains the results of ground testing in relation to an assessment of 
potential surface water drainage options for the site under the drainage 
hierarchy. Infiltration tests indicate that the presence of shallow groundwater 
and poor infiltration rates prevents feasible discharge of water via infiltration. 

There is an existing culvert which runs through the southern section of the site. 
This culvert opens up into Whittle Brook to the west of the development, which 
in turn connects to Hollin Brook before connecting to the River Roch. The 
existing surface water drainage network on site outfalls to Whittle Brook. It is 
proposed that this culvert is to be renewed in partnership with the adjacent 



Wainhomes development site, as surface water drainage from both sites will 
make use of the replacement infrastructure.

The FRA and accompanying outline drainage proposals have been reviewed by 
the Council’s Drainage and Flooding Engineer who notes that it is proposed to 
restrict outlet surface water discharge to 28.5 l/s for all flows up to the 1 in 100 
year storm event including 40% climate change allowance. As a result, they 
have confirmed that they are satisfied in principle with the proposal; however, 
due to the need to incorporate site layout changes at a late stage in the 
application process the applicant has been unable to revise the drainage layout 
plans to reflect the changes. As a result, a condition is proposed requiring the 
submission of a detailed drainage scheme which accords with the principles set 
out in the FRA. Subject to the imposition of such a condition it is considered that 
the proposals meet the requirements of Policy G8 of the Core Strategy, Policies 
EM/7 and EM/8 of the Unitary Development Plan and the National Planning 
Policy Framework.

Land Remediation

The application is accompanied by Phase I and Phase II site investigation 
reports, which make a number of recommendations for additional investigatory 
work/enquiries and some recommendations are made for remedial works. The 
reports have been reviewed by the Council’s Public Protection service which 
has raised no objection to the content of the reports and recommended that a 
standard condition be attached requiring submission of a detailed remediation 
scheme to the LPA and subsequent implementation of the duly approved 
scheme. Subject to the imposition of such a scheme it is considered that the 
proposal meets the relevant requirements of Policy G9 of the Core Strategy, 
Policy EM/8 of the Unitary Development Plan and the National Planning Policy 
Framework.

Archaeology

Policy P2 of the Core Strategy sets out that the Council will protect the 
borough’s heritage by conserving and enhancing assets of local interest 
including archaeological sites. Paragraph 128 of the NPPF establishes that 
where a site on which development is proposed includes or has the potential to 
include heritage assets with archaeological interest, local planning authorities 
should require developers to submit an appropriate desk-based assessment 
and, where necessary, a field evaluation.

It is noted that the application is not accompanied by an archaeological desk 
based assessment. However, consultation has been undertaken with the 
Greater Manchester Archaeological Advisory Service (GMAAS), which had 
previously provided feedback to a pre-application enquiry and subsequently 
discussed and agreed an archaeological mitigation strategy with the applicant’s 
consultant. It was established that a desk based assessment is not necessary in 
this instance as the archaeological interest has already been identified and it is 
accepted that it can be dealt with through a planning condition. 



The focus of the archaeological interest relates to the potential for prehistoric or 
Romano-British settlement activity and also the site of Lees Farm which is 
shown on the OS 1848 map. GMAAS agreed that archaeological interests could 
be secured through condition, and should take the form of historical research, 
evaluation trenching and possible area excavation at the site of Lees Farm and 
geophysical survey followed by evaluation trenching targeted on geophysical 
anomalies and topographic potential possibly followed by more extensive 
excavation of any significant remains revealed by evaluation that will be 
damaged/destroyed by development ground works.

Subject to imposition of the relevant condition recommended below it is 
considered that adequate protection would be provided to elements of 
archaeological interest within the site, and the proposal meets the requirements 
of Policy P2 of the Core Strategy and the National Planning Policy Framework.

Conclusion and the Balancing Exercise

The proposal would be inappropriate development in the Green Belt as defined 
by the National Planning Policy Framework. The Framework establishes that 
substantial weight should be given to any harm in the Green Belt. In addition 
significant weight has been apportioned to the total Green Belt harm, through its 
combined impact on openness and the purposes of including land within it. It is 
acknowledged that the proposal would result in limited harm to landscape 
character, given the imposition of residential development within existing 
pasture land, and that there will be very limited biodiversity and ecological 
impacts, largely to be mitigated by way of replacement planting and through the 
provision of biodiversity enhancement measures. 

Nonetheless, the proposal would bring forward benefits of substantial scale that 
would weigh heavily in favour of the proposal. The application is a direct local 
response to a national agenda which seeks to provide improved local housing 
and support for people with learning disabilities and autism. The focus now is on 
the provision of joined up care and support across the public organisations in 
the local community. People with autism should be able to live near to their 
families in settled and secure accommodation and be able to live full, enjoyable 
and meaningful lives. This innovative housing scheme will provide this for its 
residents for life, as it has been specifically designed with future needs in mind. 

Overall it is considered that the benefits in this case clearly outweigh the harm 
that has been identified. As such, when looking at the case as a whole, and in 
accordance with Paragraph 88 of the Framework, very special circumstances 
are considered to exist because the harm to the Green Belt and all other harms 
that have been identified are clearly outweighed by the other considerations 
discussed in this report. Therefore, although the proposal does not accord with 
the development plan when read as a whole, other materials considerations 
indicate that planning permission should be granted. 

RECOMMENDATION

It is recommended that:



a. The Planning and Licensing Committee resolves to GRANT planning 
permission subject to the schedule of conditions listed below;

b. The application be referred to the Secretary of State; and
c. If the Secretary of State is not minded to ‘call in’ the application for 

determination, the Head of Planning Services be delegated to release the 
decision notice subject to the schedule of conditions listed below.

Schedule of Conditions

1 The development must be begun not later than three years beginning 
with the date of this permission.

Reason: Required to be imposed by Section 91 of the Town and Country 
Planning Act 1990 (as amended).

2 This permission relates to the following plans:- 

- Location Plan drawing no. 2428-OS.01 rev. A
- Proposed Site Plan drawing no. 2428-BC.01 rev. B
- Proposed Plans-Residential Unit Three Block E drawing no. 2428-

P.10 rev. A
- Proposed Roof Plan-Residential Unit Three Block drawing no. 2428-

P.11 rev. A
- Proposed Elevations-Residential Unit Three Block drawing no. 2428-

P.12 rev. A
- Proposed Plan-Residential Unit Two Block drawing no. 2428-P.20 rev. 

A
- Proposed Roof Plan-Residential Two Block drawing no. 2428-P.21 

rev. A
- Proposed Elevations-Residential Unit Two Block drawing no. 2428-

P.22 rev. A
- Proposed Plan-Residential Unit Three+ Block drawing no. 2428-P.30 

rev. A
- Proposed Roof Plan-Residential Unit Three+ Block drawing no. 2428-

P.31 rev. A
- Proposed Elevations-Residential Unit Three+ Block drawing no. 2428-

P.32 rev. A
- Proposed Plans-Hub Block drawing no. 2428-P.40 rev. A
- Proposed Roof Plan-Hub Block drawing no. 2428-P.41 rev. A
- Proposed Elevations-Hub Block drawing no. 2428-P.42 rev. A
- Boundary Treatments Site Plan drawing no. 2428-BC.02
- Barn Elevations and Plan drawing no. 2428-P.90
- Energy Centre Elevations and Plan drawing no. 2428-BC.91
- Pumping Station Elevations and Plan drawing no. 2428-BC.92
- Cycle Store Elevations, Plan and Boundary Treatments drawing no. 

2428-BC.93
- Bin Store Elevations and Plan drawing no. 2428-BC.94

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.

3 No development shall take place (including any demolition or site 
clearance works) until a Construction Management Plan (CMP), which 
shall include the following:

a) the parking of vehicles of site operatives and visitors; 
b) loading and unloading of plant and materials; 
c) storage of plant and materials used in constructing the 

development; 
d) the erection and maintenance of security hoarding including 

decorative displays and facilities for public viewing, where 
appropriate; 

e) wheel washing facilities; 
f) measures to control the emission of dust and dirt during 

construction; 
g) a scheme for recycling/disposing of waste resulting from 

demolition and construction works;
h) measures for the protection of the natural environment from 

accidental spillages, dust and debris; 
i) hours of construction, including deliveries.

has been submitted to, and approved in writing by the Local Planning 
Authority. The approved CMP shall be adhered to throughout the 
construction period. The development shall not be carried out otherwise 
than in accordance with the approved CMP without the prior written 
permission of the Local Planning Authority.

Reason: To minimise detrimental effects to the neighbouring amenities, 
the amenities of the area in general, detriment to the natural environment 
through the risks of pollution and dangers to highway safety, during the 
construction phase in accordance with Policies DM1, P3, T2, G8 and G9 
of the emerging Core Strategy and the National Planning Policy 
Framework.

Reason for pre-commencement condition: As the proposals require 
ground works and engineering works an understanding will therefore be 
necessary of what measures will be put in place to protect the amenity of 
nearby residents prior to commencement of any building or engineering 
works on site.

4 No development shall take place until a detailed remediation scheme, 
based on the findings of the submitted Phase 1 Desk Study (ref. 
1161:Rev 0) and the Phase 2 Ground Investigation and Contamination 
Assessment (ref. 1161A:Rev 0), to bring the site to a condition suitable 
for the intended use by removing unacceptable risks to human health, 
buildings and other property and the natural environment has been 



submitted to and approved in writing by the Local Planning Authority. The 
duly approved remediation scheme shall thereafter be fully implemented 
in the course of the development. No part of the development shall be 
occupied until such time as a verification report containing a summary of 
and a demonstration of the effectiveness of the remediation works carried 
out has been submitted to and approved in writing by the Local Planning 
Authority.

Reason: To prevent pollution of the water environment and to ensure the 
safe development of the site in the interests of the amenity of future 
occupiers in accordance with Policies G9 and DM1 of the adopted 
Rochdale Core Strategy, Policy EM/8 of the Unitary Development Plan 
and the National Planning Policy Framework.

Reason for pre-commencement condition: An understanding of 
necessary remedial works is required before works start on site in order 
to ensure that comprehensive and appropriate remediation is undertaken 
from the commencement of engineering operations.

5 No works of demolition or development shall take place until the 
implementation of a programme of archaeological works to be 
undertaken in accordance with a Written Scheme of Investigation (WSI) 
has been secured and which has been prepared by the appointed 
archaeological contractor and submitted to and approved in writing by the 
Local Planning Authority. The development shall not be occupied until the 
site investigation has been completed in accordance with the approved 
WSI. The WSI shall cover the following: 

(a) A programme of archaeological survey to include: 
 historical research;
 geophysical survey;
 evaluation through trial trenching;
 informed by the above, more detailed, targeted archaeological 

excavation and recording.
(b) A programme for post investigation assessment to include: 

 analysis of the site investigation records and finds 
 production of a final report on the significance of the 

archaeological and historical interest represented. 
(c) Deposition of the final report with the Greater Manchester Historic 
Environment Record and Rochdale Local Studies Library;
(d) Dissemination of the results commensurate with their significance;
(e) Provision for archive deposition of the report and records of the 
site investigation;
(f) Nomination of a competent person or persons/organisation to 
undertake the works set out within the approved WSI. 

Reason: To protect the significance of any archaeological remains on the 
site in accordance with Policy P2 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework.



Reason for pre-commencement condition: There is a risk of disturbance 
to below ground features of archaeological importance on 
commencement.

6 Notwithstanding any detail shown on the approved plans or provided with 
the application submission, no development shall take place until a 
scheme for the discharge of surface water from the site, including surface 
water from the site access road, hardstanding and parking areas, and 
including provision of a replacement culvert, has been submitted to and 
approved in writing by the Local Planning Authority. The surface water 
drainage scheme shall be based on the principles set out at Section 5.3 
of the Flood Risk Assessment (ref. EPG-8820-FRA-01 rev. 1.0). The duly 
approved scheme shall be implemented prior to first occupation of the 
development hereby permitted and retained as such thereafter.

Reason: To prevent an increased risk of flooding as a result of the 
development and to ensure satisfactory disposal of surface water from 
the site in accordance with Policy G8 of the adopted Rochdale Core 
Strategy, saved Policy EM/7 of the adopted Rochdale Unitary 
Development Plan and the National Planning Policy Framework. 

Reason for pre-commencement condition: Drainage infrastructure will 
need to be implemented prior to commencement of above ground works 
and a scheme therefore needs to be agreed in advance of the same.

7 No development shall take place until a comprehensive scheme of works 
for the formation of the vehicular access onto Hollin Lane including 
provision of a right-turn lane from Hollin Lane into the site and detail of 
vehicular access controls within the site, to include construction level 
drawings showing existing and proposed levels relative to off-site datum, 
a drainage strategy, lighting and materials, has been submitted to and 
approved in writing by the Local Planning Authority. The access shall be 
completed in accordance with the approved scheme and the timescales 
embodied within it.  

Reason: In order to provide safe, secure access to the development in 
the interests of highway safety, and ensure continued function of the 
surrounding highway network, in accordance with Policies T2 and DM1 of 
the adopted Rochdale Core Strategy and the National Planning Policy 
Framework.  

Reason for pre-commencement condition: To ensure safe access onto 
the highway of Hollin Lane during construction and operation of the 
development.

8 No development or site clearance works shall take place until a detailed 
method statement for the removal or long-term management/eradication 
of Himalayan Balsam on the site has been submitted to and approved in 
writing by the local planning authority. The method statement shall 
include measures to prevent the spread of Himalayan Balsam during any 



operations such as mowing, strimming or soil movement, and measures 
to ensure that any soils brought to the site are free of the 
seeds/roots/stems of any invasive plant covered under the Wildlife and 
Countryside Act 1981. Development shall be carried out in accordance 
with the approved method statement.

Reason: To ensure the satisfactory treatment and disposal of invasive 
plant species which, under the terms of the Wildlife & Countryside Act 
1981 (as amended) it is an offence to be caused to be spread, and in 
accordance with  the provisions of Policy G7 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework. 

Reason for pre-commencement condition: Construction activity increases 
the risk of invasive species spreading.

9 No development shall take place until finished floor levels for the 
proposed buildings relative to 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

Reason for pre-commencement condition: An understanding of proposed 
levels in relation to existing levels is required prior to commencement of 
any relevant engineering operations on site.

10 No development or works of site preparation shall take place until such 
time as an Arboricultural Method Statement (substantially in accordance 
with the submitted Tree Survey, ref. 2890/101 and Arboricultural Impact 
Assessment, ref. 2890/103 and 2890/104), including but not limited to 
detail on which trees are to be removed, which trees are to be retained, 
any other tree work to facilitate development including pruning, temporary 
protective barriers, temporary ground protection, site supervision, location 
of services and, if required, specialist construction techniques in 
accordance with BS 5837:2012 (Trees in Relation to Design, Demolition 
and Construction) has been submitted to and approved in writing by the 
Local Planning Authority. No development or works of site preparation 
shall take place until all trees 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'. 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 the site in the interests of 
the amenities of the area and in accordance with Policies P3, G6 and G7 



of the adopted Rochdale Core Strategy and the National Planning Policy 
Framework.

Reason for pre-commencement condition: Protection measures for 
retained trees are required to be in place prior to commencement of any 
works on site to ensure no damage is caused. 

11 No development or works of site preparation shall take place until such 
time as a method statement for protection of badgers during the course of 
development works on site, including reasonable avoidance measures, 
has been submitted to and approved in writing by the Local Planning 
Authority. The duly approved method statement shall be adhered to for 
the duration of works on site.

Reason: In order to ensure the conservation of protected species in 
accordance with Policy G7 of the adopted Rochdale Core Strategy and 
the National Planning Policy Framework.

Reason for pre-commencement condition: Reasonable 
avoidance/protection measures are required to be in place prior to works 
starting.

12 No clearance of trees and shrubs in preparation for (or during the course 
of) development shall take place during the bird nesting season (March - 
August inclusive) unless an ecological survey has been submitted to and 
approved in writing by the Local Planning Authority to establish whether 
the site is utilised for bird nesting. Should the survey reveal the presence 
of any nesting species, then no development shall take place during the 
period specified above unless a mitigation strategy has first been 
submitted to and approved in writing by the Local Planning Authority 
which provides for the protection of nesting birds during the period of 
works on site.

Reason: In order to prevent any habitat disturbance to nesting birds in 
accordance with policy G7 of the adopted Rochdale Core Strategy and 
the National Planning Policy Framework.

13 Notwithstanding the provisions of condition 7 of this permission, 
clearance of trees on site shall be carried out in accordance with the 
precautionary methods of work as detailed in Section 8 of the submitted 
Bat Survey Report: Presence/Absence Survey (dated June 2018). 

Reason: In order to prevent potential habitat disturbance in accordance 
with Policy G7 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework.

14 Notwithstanding any description of materials in the application no above 
ground construction works shall take place until samples and/or 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 Policy P3 of the adopted Rochdale 
Core Strategy and the requirements of the National Planning Policy 
Framework.

15 Notwithstanding the details shown on the approved plans and the 
requirements of condition 2 of this permission, no above ground works 
shall take place until details of all windows and doors (including their 
materials, finishes, recesses and opening profile) have been submitted to 
and approved in writing by the Local Planning Authority. The windows 
and doors shall be installed in accordance with the duly approved details 
before the dwellings hereby approved are first occupied and shall be 
retained as such thereafter.

Reason: In order to ensure use of appropriate materials and design 
details which are sympathetic to the character of the site and its 
surroundings in the interests of visual amenity in accordance with the 
requirements of Policy P3 of the adopted Rochdale Core Strategy and 
the National Planning Policy Framework.

16 No above ground works shall take place until a scheme of biodiversity 
enhancements for the site including, but not limited to, bird boxes, bat 
bricks and bat boxes to be integrated to the fabric of the buildings hereby 
approved, has been submitted to and approved in writing by the Local 
Planning Authority. The duly approved scheme shall be implemented in 
full prior to first occupation of the dwellings and retained 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.

17 No works for the installation of the same shall take place until such time 
as full detail and specification of plant and machinery to be provided 
within the Energy Centre, as shown on the approved Site Plan ref. 2428-
BC.01 rev. B, has been submitted to and approved in writing by the Local 
Planning Authority. The installation shall thereafter be undertaken in 
accordance with the approved detail, and retained as such thereafter.

Reason: In the interests of visual amenity and to prevent nuisance arising 
in accordance with Policies P3, G9 and DM1 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework.

18 (a) Notwithstanding the details shown on the approved plans, the 
development hereby permitted shall not be occupied until full details of 
both hard and soft landscaping works have been submitted to and 
approved in writing by the Local Planning Authority. The details shall be 



substantially in accordance with the submitted Landscape Design 
Strategy (ref. 2890 V1), shall include sufficient like for like replacement 
hedgerow provision and biodiversity mitigation, and shall include the 
formation of any banks, terraces or other earthworks, hard surfaced 
areas and materials, planting plans, specifications and schedules 
(including planting size, species and numbers/densities), existing plants / 
trees to be retained, a scheme for the timing / phasing of implementation 
works and an ongoing Landscape Environmental Management Plan, 
covering a minimum period of 25 years from occupation of development.

(b) The landscaping works shall be carried out in accordance with the 
approved scheme for timing / phasing of implementation and shall be 
maintained in accordance with the duly approved Landscape 
Environmental Management Plan.

(c) Any trees or shrubs planted or retained in accordance with this 
condition which are removed, uprooted, destroyed, die or become 
severely damaged or become seriously diseased within 5 years of 
planting shall be replaced within the next planting season by trees or 
shrubs of similar size and species to those originally required to be 
planted.

Reason:  To ensure that the site is satisfactorily landscaped having 
regard to its location and the nature of the proposed development and in 
accordance with Policies P1, P2, P3, G6 and G7 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework.

19 No part of the development shall be occupied until such time as the 
boundary treatments as shown on plan ref. 2428-BC.02 have been 
erected in accordance with the approved detail. The boundary treatments 
shall be retained and maintained in perpetuity.

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

20 Notwithstanding any information provided as part of the application, a 
Travel Plan shall be submitted for the written approval of the Local 
Planning Authority prior to the first occupation of any part of the 
development. The Travel Plan shall contain firm measures for promoting 
a choice of transport modes and a monitoring regime with agreed mode 
share targets. In addition the Plan shall set out the monitoring procedures 
and mechanisms that are to be put in place to ensure that it remains 
effective and shall be reviewed within a framework approved by the Local 
Planning Authority. The initiatives contained in the approved Travel Plan 
shall be implemented on the first occupation of any dwelling unless 
otherwise agreed in writing by the Local Planning Authority and shall 
continue to be implemented thereafter.

Reason: In order to ensure that the development encourages people to 
travel by sustainable modes of transport in accordance with the 



objectives of Policy T2 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.

21 The dwellings hereby approved shall be constructed in accordance with 
the noise mitigation measures set out within Section 6 of the approved 
Acoustic Planning Report (ref. 0354/APR1). No part of the development 
shall be occupied until such time as a verification report has been 
submitted to and approved in writing by the Local Planning Authority to 
confirm that the approved ventilation and acoustic measures have been 
implemented to achieve the required maximum noise levels. The noise 
attenuation measures shall be retained as installed thereafter in 
perpetuity.

Reason: To safeguard the amenities of residents in order to comply with 
the requirements of Policies G9 and DM1 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework.

22 The car parking, servicing and other vehicular access arrangements 
shown on the approved plans and approved pursuant to the provisions of 
condition 7 of this permission to serve the development hereby permitted 
shall be made fully available for use prior to the development being first 
brought into use and shall be retained thereafter for their intended 
purpose.

Reason: In the interest of highway safety and the free flow of traffic and in 
accordance with Policies T2 and DM1 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework.

23 Details of the design, external appearance and position of any external 
plant terminals and associated equipment, including extraction systems 
and flues, to be installed on the buildings hereby approved shall be 
submitted to and approved in writing by the Local Planning Authority prior 
to installation. The external plant terminals and associated equipment 
shall be installed in accordance with the approved details and thereafter 
retained.

Reason:  In the interests of visual amenity and to prevent nuisance 
arising in accordance with Policies P3, G9 and DM1 of the adopted 
Rochdale Core Strategy and the National Planning Policy Framework.

24 No external lighting shall be installed on the building or elsewhere on the 
site unless a scheme for such lighting has first been submitted to and 
approved in writing by the Local Planning Authority. The approved details 
shall thereafter be fully implemented. 

Reason: In the interests of amenity and the conservation of protected 
species and in compliance with Policies P3, G9, DM1 and G7 of the 
adopted Rochdale Core Strategy and the National Planning Policy 
Framework



25 The community hub (‘Block A’) and Stables, as shown on the approved 
Site Plan ref. 2428-BC.01 rev. B, hereby permitted shall not be used at 
any time other than for purposes ancillary to the residential care use 
within the site. 

Reason: In the interests of amenity and to prevent nuisance arising in 
accordance with Policies G9 and DM1 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework.

26 Use of the community hub (‘Block A’), as shown on the approved Site 
Plan ref. 2428-BC.01 rev. B, hereby permitted shall only take place 
between the hours of 0700 and 2300 on any day.

Reason: In the interests of amenity and to prevent nuisance arising in 
accordance with Policies G9 and DM1 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework.


