
Report to Planning and Licensing Committee

Date of Meeting  9th July 2018
Portfolio Councillor Daalat Ali

Cabinet Member for
Planning & 
Development

Report Author Osian Perks
Public/Private Document Public

Application: 18/00141/HOUS Township: Heywood Ward:  Hopwood Hall

Applicant: Mr Andrew Rush Agent: N/A

Site Address: 10 Mercers Road, Heywood, OL10 2NP

Proposal: Erection of 1.8m high fencing and gates to front of property- 
Retrospective

SITE LOCATION 



DELEGATION

1.1 This application is referred to the Planning and Licensing Committee following 
referral by the Head of Planning.

PROPOSAL SUMMARY

2.1 Full planning permission is sought for the erection of boundary fencing and 
gates to the front of a residential property.

RECOMMENDATION

3.1 It is recommended that the Planning and Licensing Committee resolves to 
REFUSE planning permission. 

REASON FOR RECOMMENDATION

4.1 Due to its substantial size, design and siting, the proposed boundary 
treatment would appear out of character with the leafy, open, suburban 
character of the immediate street scene. Therefore, it would not accord with 
policies P3 and DM1 of the Rochdale Core Strategy (2016) and the guidance 
given in the NPPF.



SITE

This application relates to a residential dwelling situated on the north west side of 
Mercers Road, located within the Hopwood Hall Ward of Rochdale. The dwelling is 
detached and rendered in white with a two storey side extension. 

The north west side of Mercers Road on which the application property is situated is 
characterised by large detached properties built at a low density, well set back from 
the highway. The front boundary treatment of the properties on this side of Mercers 
Road consist of low walls, railings and low closed board fences along with soft 
landscaping features such as high and medium sized hedges and large established 
trees. Long front lawns/driveways along with the soft landscaping features contribute 
considerably to the leafy, open suburban character of the street scene.

The south east side of Mercers Road is populated by detached properties with 
shallow driveways and permeable boundary treatments (low to mid-height walls and 
railings) which contribute to the open appearance of the street scene.

PROPOSAL

This application seeks planning permission for the erection of a 1.8 metre high 
closed board fencing painted black, along with two metre high white rendered gate 
posts and large electric gates, all to the front boundary. It should be noted that the 
existing fencing currently present on the site is of the same type and materials as 
those proposed but measures 2.1 metres in height.  

The plans also indicate that the proposed fencing would sit flush with the 
neighbouring property’s front wall (No.8 Mercers Road) when in fact the fence 
protrudes forward of this. Requests for the plans to be amended to address this 
issue have been made by the Officer however no such corrected plans have been 
submitted.

This report and any subsequent decision relates only to the development indicated 
on the plans submitted. Should Members be minded to refuse planning permission 
in accordance with the recommendation, it will be necessary to take formal 
enforcement action in relation to the existing boundary treatments.  Should Members 
be minded to grant planning permission the fencing would need to be reduced to the 
approved height.

RELEVANT HISTORY

16/01375/WTTPO- Application to fell one silver birch (T1) and works to one Beech 
(T2) and one Sycamore (T3). Approved

CONSULTEE RESPONSES

Highways and Engineering -  



Our main objection to gates is either gates open across the highway causing 
obstruction to the footway or that vehicles wait on the footway causing an 
obstruction whilst gates open and close. In both cases this causes Pedestrians to 
walk in the road.  In this instance the gates do not open across the highway.

Whilst the proposed gates are slightly set back from the highway vehicles would be 
forced to wait on the footway causing obstruction to pedestrians. There is however 
only one more house on this side of the road and it is unlikely that much pedestrian 
traffic actually passes this point. 

Given the location of the house in relation to other properties and likely pedestrian 
desire lines I expect the chances of conflict between pedestrians and obstruction on 
the footway to be very low.

We have no highways objection to this proposal.

REPRESENTATIONS

Eight letters of objection (from 4 separate addresses) and five letters of support have 
been received in relation to this application. Within letters of objection the following 
planning views/issues have been raised:

 The boundary treatment appears out of character in this locale;
 The plans depict the line of the fencing inaccurately;
 The fencing and gates reduce visibility for occupants reversing onto the 

highway which may put road users and pedestrians at risk;
 The fence is of substantially greater height than that which is permitted 

without the requirement for a planning application to be submitted;
 The fence conflicts with the following passages of the Oldham and 

Rochdale design guide:
 ‘Visitors must feel that places are welcoming’- as the fencing 

makes the street feel unwelcoming
 ‘ensure all routes and open spaces are well overlooked by 

building fronts’- as the fence ensures that the street outside 
number 10 is definitely not overlooked by the building front.

 ‘design buildings so that windows and doors face onto streets 
and spaces, a voiding long blank walls’

Within the letters of support the following planning related views/matters have been 
raised:

 The fencing is of a high quality.
 The fencing contributes positively to the area.

The issues raised are addressed in the Analysis section below.

POLICY

National

National Planning Policy Framework (NPPF)



National Planning Practice Guidance (NPPG)

Local

Adopted Rochdale Core Strategy (CS) 2016: 

The Rochdale Core Strategy was adopted on 19th October 2016. The following 
policies are relevant: 

P3 Improving Design of New Development
DM1 General Development Requirements
T2 Improving Accessibility 
Appendix 5 Schedule of Parking Standards

Supplementary Planning Documents (SPD): Supplementary Planning Document 
‘Guidelines and Standards for Residential Development’ (2016).

Saved Rochdale Unitary Development Plan (UDP) 2006: 

G/D/1 Defined Urban Area

ANALYSIS

Design and Layout

Policy DM1 of the Rochdale Core Strategy (2016) indicates that all new 
developments should be of high quality design. Policy P3 seeks to ensure that all 
new development is of a high standard of design and ‘enhances the borough’s 
identity and sense of place, by respecting context where it is positive and having 
regard to the scale, density, massing, height...’.

The boundary treatments of other properties within the street scene consist of 
hedging, brick walls and brick walls with wrought iron railings. Large established 
trees also overhang curtilage boundaries with their canopy spreading out towards 
the road. These boundary treatments and established trees result in a street scene 
with a leafy, suburban character.

The high fencing, gates and pillars for which permission is sought appear utilitarian 
in design and due to their size completely screen views across the front driveway of 
the host dwelling.  The substantial size and height, monochromatic colour scheme, 
materials (render and timber) and utilitarian design contrast with the other boundary 
treatments in the street scene. It is considered that the boundary treatment for which 
permission is sought is an urbanising form of development at odds with the leafy, 
open, suburban character of its surroundings.

Although the site plan submitted indicates that hedging would be planted on the 
verge in front of the fence, the type and height of the hedging is not indicated and 
the annotation states that it would ‘grow to height of fence’ suggesting that it would 
not provide immediate screening of the fence. Further details of any proposed 
planting have been requested but have not been submitted.



Whilst the applicant has indicated that the high fencing and gates are necessary to 
provide privacy to the occupants and the erection of a boundary wall is likely to 
adversely impact upon trees close to the boundary, it is considered that the desired 
levels of privacy could be achieved through the erection of a more appropriate 
boundary treatment of a reduced height, along with the implementation of a 
comprehensive planting scheme.

Due to their incongruous appearance it is considered that the gates, fencing and 
gate posts detract from the visual amenity of the street scene and therefore do not 
accord with policies DM1 and P3 of the Rochdale Core Strategy.

Residential Amenity

The proposed fencing is situated at least 21 metres from the nearest directly facing 
principal window to a residential property (No.9 Mercers Road and the application 
property). Due to the siting and size of the fencing, it is considered that it is unlikely 
to significantly overshadow, or have an oppressive impact, when viewed from 
neighbouring properties.

Therefore, for the above reasons the proposal is not considered to adversely affect 
the residential amenity of occupiers of neighbouring properties to an unacceptable 
extent.  As such the application accords with the residential amenity aims of policy 
DM1 of the adopted Rochdale Core Strategy, and the requirements of the National 
Planning Policy Framework which seek to protect residential amenity.

Access and Highways

Policy T2 of the Rochdale Core Strategy seeks to, in part, ensure that in all 
circumstances new development does not endanger road users and pedestrian. 
Paragraph 3.14 of the Guidelines & Standards for Residential Development 
supplementary planning document provides further information:

‘On busy roads it will normally necessary for turning spaces to be provided within the 
site to allow cars to enter and leave in a forward gear.’

It is noted that the existing driveway serving the property is narrow, which may inhibit 
the ability to turn a vehicle within the site.  Whilst it could be perceived that the 
fencing will obscure views of the road from a reversing car, it is noted that the pre-
existing boundary hedging which is approximately 2 metres in height, is likely to 
considerably inhibit views of drivers reversing onto the road. Further to this, the 
fencing is angled at the gated entrance of the site as to create a visibility splay of 
considerable size.

Given the quiet character of Mercers Road; the presence of pre-existing, obscuring 
boundary hedging and the siting of the fence, it is not considered that the erection of 
the fencing would substantially inhibit pedestrian or road safety.

The Highways and Engineering department have indicated that cars accessing the 
site may obstruct pedestrian use of the pavement whilst waiting for the entrance 
gates to open, however given the location of the house in relation to other properties 



and likely pedestrian desire lines the disruption caused by this is likely to be very 
low.

On balance it is considered that the safety and amenity of pedestrians and road 
users is unlikely to be compromised to any significant degree as a result of this 
development and as such, it would accord with Policy T2 of the Rochdale Core 
Strategy (2016) and the Guidelines & Standards for Residential Development 
supplementary planning document.

RECOMMENDATION

It is recommended that the Planning and Licensing Committee resolves that it is 
minded to REFUSE planning permission for the following reason:

1. Due to its substantial size, design and siting the proposed boundary treatment 
would appear out of character with the leafy, open, suburban character of the 
immediate street scene. Therefore, the development would not accord with 
policies P3 and DM1 of the adopted Rochdale Core Strategy (2016) and the 
National Planning Policy Framework.


