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Update

16/00444/OUT

Notwithstanding the details contained in the officer report, the following contributions and 
mitigation measures are proposed as part of this application:

(i) The provision of affordable housing on site and/or an off-site contribution in lieu of 
onsite provision in accordance with the provisions of UDP policy H/7 and its 
associated SPD: Affordable Housing (subject to viability);

(ii) A financial contribution towards the provision of primary school places in Middleton 
Township calculated by the pupil yield of the development multiplied by the relevant 
basic need funding allocation (currently £200,200.17 but the final calculation shall be 
based on the multipliers in place at the relevant time); 

(iii) A financial contribution towards the provision of secondary school places in 
Middleton Township calculated by the pupil yield of the development (0.1 per 
dwelling) multiplied by the relevant basic need funding allocation (currently 
£100,100.65 but the final calculation shall be based on the multipliers in place at the 
relevant time);

(iv) A financial contribution towards the provision of outdoor sport and recreation facilities 
at Bowlee Playing Fields (currently up to £60,350.16) but the final calculation shall be 
based on the Sport England multipliers in place at the relevant time);

(v) A local labour scheme;
(vi) A scheme for the provision, implementation and management of a Locally Equipped 

Area of Play (LEAP); and
A landscape and public open space plan for the provision, implementation and 
management of the landscape open space within the site.

Points of clarification:

- On page 24 the officer response refers to ‘replacement ponds’.  However, there 
are no existing ponds within the site and therefore, not replacements are 
proposed.

- Sport England have not objected to this application and their full response is 
detailed in Appendix A.

- 1st para on page 44 – access to the site is off Hollin Lane.  
- Page 51 – The Education Calculation refers to 88 dwellings but it should read 94 

dwellings.  The calculation is however, correct.

Additional Consultee Responses (see appendix A)

Summary of Highways Consultation Response

In order to make the development acceptable in respect of the capacity of existing junctions 
and in respect of highway safety, junction mitigation at the western termination of Langley 
Lane at the junction with Heywood Old Road. Rochdale Borough Council has previously 
observed traffic flow problems & accidents at this location, the combined proposals stated 
above will significantly intensify these issues. Therefore, due to the cumulative impact of the 
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proposed developments, signalisation of the Langley Lane/Heywood Old Road junction must 
be included in the proposal

In addition, notwithstanding the junction improvements which were submitted as part of 
application 15/01183/OUT and 15/01195/OUT (to provide a left turn lane onto Hollin Lane 
from Langley Lane); it is now considered that the cumulative impacts of the proposed 
developments within the Hollin Lane Masterplan would make the impact on the junction of 
Langley Lane/Hollin Lane unacceptable without appropriate mitigation.

Representations

A total of 65 objections have been received.  Notwithstanding the details contained in the 
officer report, the objections to the application are summarised below.  Where the concerns 
have not been addressed in the officer report, further comment is provided below:

- The application doesn’t meet a single one of the key criteria identified in RMBC’s own 
UDP, specifically policy D/10 on the ‘Safeguarding of Protected Open Land’.  There 
is no proven need for this development as the application has declined by over 2000 
people according to the 2011 Census.  There are already 800 houses for sale in the 
Middleton area.  Developing the land in question will remove its amenity to the 
Middleton and Heywood population who use it for health, recreational and equestrian 
purposes, contravening the Greater Manchester health and wellbeing legislation to 
which RMBC is a signatory.  Part of that legislation mandates that areas of social and 
urban deprivation, into which Langley and Hollin estates fall, are required to be 
provided with greenspaces for wellbeing and amenity.  Developing them will remove 
that ability.

- Highway safety grounds - Affects Hollin Lane which is the main arterial route from 
Heywood to Middleton.  Langley Lane cannot sustainable additional traffic and also 
potential impact on Langley Lane where it meets Heywood Old Road.  On Hollin 
Lane, at school opening time, it can be treacherous, as the school children do not 
utilise the pedestrian crossing, but step out into the road nearer to the junction with 
the school.  

- Impact on Education – proposals for additional school places will not cover the 
increase in demand.

- Impact on ecology – bats and owls in the area as well as foxes, hedgehogs and other 
species.  Loss of hedgerows and trees.

- Loss of open space/recreation land.
- Impact on public footpath and visual impact for users of footpath.
- Loss of agricultural land.
- Crime impact statement mitigation will not work.  The layout will also increase crime.
- Drainage issues – already pressures on existing drains and water on the site.  

Concerns about the impact on watercourses and how waste water will be dealt with.
- Lack of adequate infrastructure – GP surgery already fully booked, impact on dentists 

and services.
- Air pollution – removing the green space from this area will result in more air 

pollution.  There is already plenty of air pollution from the motorway and building 
additional housing, which will also generate more traffic, will only add to the problem.  
Allowing building to take place on these green spaces will have an impact on the 
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general health and well being of the people in the area.  Once these green spaces 
have gone, they are gone forever.

Recommendation

Following detailed comments from Highways and Transport for Greater Manchester (TfGM) 
the potential impact on the junction of Hollin Lane/Langley Lane and Langley Lane/Heywood 
Old Road is considered to constitute a severe impact unless appropriate junction mitigation 
is introduced to both junctions.  It is considered that the cumulative impact of all the 
developments proposed within the wider Hollin Lane masterplan would result in both 
junctions operating over capacity.  In addition, excessive queuing at both junctions would 
increase the likelihood of accidents as vehicles at both Langley Lane junctions waiting to 
turn into Hollin Lane/Heywood Old Road would be more likely to take undue risks when 
exiting the junctions.  This would result in an unacceptable impact on the safety or vehicles 
and pedestrians.  However, it is considered that these impacts could be mitigated by 
appropriate mitigation controls being put in place at each junction.   Consequently, the 
application is recommended for approval subject to a S278 Agreement requiring junction 
mitigation works to both junctions detailed above, the following S106 contributions, and 
planning conditions which are set out below:

(i) The provision of affordable housing on site and/or an off-site contribution in lieu of 
onsite provision in accordance with the provisions of UDP policy H/7 and its 
associated SPD: Affordable Housing (subject to viability);

(ii) A financial contribution towards the provision of primary school places in Middleton 
Township calculated by the pupil yield of the development multiplied by the relevant 
basic need funding allocation (currently £200,200.17 but the final calculation shall be 
based on the multipliers in place at the relevant time); 

(iii) A financial contribution towards the provision of secondary school places in 
Middleton Township calculated by the pupil yield of the development (0.1 per 
dwelling) multiplied by the relevant basic need funding allocation (currently 
£100,100.65 but the final calculation shall be based on the multipliers in place at the 
relevant time);

(iv) A financial contribution towards the provision of outdoor sport and recreation facilities 
at Bowlee Playing Fields (currently up to £60,350.16) but the final calculation shall be 
based on the Sport England multipliers in place at the relevant time);

(v) A local labour scheme;
(vi) A scheme for the provision, implementation and management of a Locally Equipped 

Area of Play (LEAP); and
A landscape and public open space plan for the provision, implementation and 
management of the landscape open space within the site

1. Application(s) for approval of reserved matters must be made not later than the 
expiration of three years beginning with the date of this permission and the 
development must be begun not later than: (i) the expiration of three years from the 
date of this permission; or (ii) two years from the date of approval of the last of the 
reserved matters to be approved.

Reason: To comply with the requirements of section 92 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004.
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2. The approval of the Local Planning Authority shall be sought in respect of the 
following matters before the development is commenced: the layout of the 
development, scale, external appearance and the landscaping of the site.

Reason: The application is granted in outline only under the provisions of Article 5 of 
the Town and Country Planning (Development Management Procedure) Order 2015 
and details of the matters referred to in the condition have not been submitted for 
consideration.

3 The total number of residential units included in any application(s) for reserved 
matters submitted pursuant to condition 2 of this permission shall be limited to a 
maximum of 65 dwellings and the development shall be substantially in accordance 
with the following plans:

- Location plan ref: 448C 12; and
- Parameters Plan ref: 448C 13C; and
- Illustrative Masterplan: ref: 448C 11E.

Reason: The layout of the proposed development incorporates a number of key 
parameters that will guide the detailed reserved matters applications, and in the 
interests of mitigating for the impacts of the development on the surrounding 
environment, and provide for an acceptable scale and layout of development and 
high quality environment, in accordance with policies BE/2, NE/2, NE/3, NE/4 of the 
Rochdale Unitary Development Plan and the National Planning Policy Framework.  

4 No development shall take place until a phasing plan, which shall include the access 
arrangements for each phase and a specified number of dwellings for each phase 
relative to a site maximum of 65 dwellings, has been submitted to and approved in 
writing by the local planning authority. The development shall be carried out in 
accordance with the approved phasing plan.  

Reason: To ensure that any phased development of the site takes place in an 
appropriate order and to ensure adequate provision of infrastructure to serve each of 
the phases because no such details were submitted as part of the application.

Reason for pre-commencement condition: In the interests of proper planning and the 
comprehensive development of the site.

5 No development shall take place until a scheme for on and off-site highway works, 
including a scheme of junction improvements, to include timescales for 
implementation, has been submitted to and approved in writing by the local planning 
authority.  The development shall be carried out in accordance with the approved 
scheme.  

Reason: To ensure that any phased development of the site takes place in an 
appropriate order and to ensure adequate provision of infrastructure to serve each of 
the phases in the interests of highway and pedestrian safety and the safety of other 
users of the highway in accordance with Polices BE/2 and A9 of the Unitary 
Development Plan and the National Planning Policy Framework.  

Reason for pre-commencement condition: In the interests of highway safety and the 
safety of other users of the highway.  

6 No development shall take place until a comprehensive scheme of works for the 
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formation of the vehicular access onto Hollin Lane, 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 public safety, and ensure continued function of the surrounding highway network, 
in accordance with policy A/9 of Unitary Development Plan and the National Planning 
Policy Framework.  

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

7 Detailed plans and particulars of the Reserved Matters (layout) submitted to the 
Local Planning Authority pursuant to condition no2 shall demonstrate an appropriate 
two way vehicular access in order to link in with the adjacent site to the north (the 
subject of planning application 16/00725/OUT.  Such a link shall be provided and 
implemented in its entirety prior to the completion of 50% of the dwellings which are 
the subject of this application.

Reason: In the interests of proper planning and the comprehensive development of 
the site and area in accordance with Policies A/3, A/4, A/5, A9, A/13 and A/14 and 
the National Planning Policy Framework.

8. Detailed plans and particulars of the Reserved Matters (layout) submitted to the 
Local Planning Authority pursuant to condition no2 shall demonstrate compliance 
with the recommendations set out in the Ecological Assessment Report (April 2016). 

Reason: In order to ensure adequate protection of existing landscape features of 
ecological value and to achieve appropriate landscape and biodiversity 
enhancements as part of the development in accordance with the requirements of 
UDP policy NE/3 and the National Planning Policy Framework

9 Notwithstanding any information provided as part of the application, within three 
months of development first taking place a Travel Plan shall be submitted for the 
written approval of the Local Planning Authority. The Travel Plan shall contain firm 
measures for promoting a choice of transport mode 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 
before the first occupation of the dwellings 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 Unitary 
Development Plan policy A/12 and the National Planning Policy Framework.

10 No development shall take place within a phase until details of the finished floor and 
external site levels within that phase relative to off-site datum have been submitted to 
and approved in writing by the local planning authority. Development shall be carried 
out in accordance with the approved details and retained thereafter.

Reason:  In the interests of visual amenity in accordance with the requirements of 
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Unitary Development Plan policies BE/2, EM/7 and the National Planning Policy 
Framework.

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works an understanding of site levels will therefore be necessary 
prior to commencement of any building or engineering works on site. Finished floor 
levels are intrinsically linked to site levels.

11 Prior to commencement of the development an investigation and risk assessment, in 
addition to any assessment provided with the planning application, must be 
completed to assess the nature and extent of any contamination on the site, whether 
or not it originates on the site.  The investigation and risk assessment must be 
undertaken by competent persons and a written report of the findings must be 
produced and shall have been first submitted to and approved in writing by the Local 
Planning Authority before development commences.  The report of the findings must 
include:

i) a survey of the extent, scale and nature of contamination
ii) an assessment of the potential risks to:

 human health,
 property (existing or proposed) including buildings, crops, livestock, pets, 

woodland, and service lines and pipes,
 adjoining land,
 groundwaters and surface waters,
 ecological systems,
 archeological sites and ancient monuments;

iii) where unacceptable risks are identified, an appraisal of remedial options and 
proposal of the preferred option(s)

The development shall thereafter be completed in full accordance with the approved 
recommendations.

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 Unitary Development Plan policies EM/4, EM/8 and BE/2, and the 
National Planning Policy Framework.

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works there is a risk of disturbance to contaminated ground as soon 
as development commences. An assessment of contamination will therefore be 
necessary prior to commencement engineering works on site.

12 Detailed plans and particulars pursuant to condition 2 (reserved matters) shall 
include a scheme for the disposal of foul and surface water from the site which shall 
include:

- Details of the rate of surface water discharge from the site to any soakaway, 
watercourse or surface water sewer, and shall incorporate measures (including any 
necessary flow attenuation measures and the use of SUDS were appropriate) to 
ensure that the post development discharge rate does not exceed the existing (pre-
development) rate;
- details of how the scheme will be maintained and managed after completion.

The scheme shall thereafter be implemented in accordance with the duly approved 
details before any of the dwellings are first occupied, or within any other timescale 
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first agreed in writing with the Local Planning Authority.

Reason: To prevent an increased risk of flooding as a result of the development and 
to ensure satisfactory disposal of surface and foul water from the site in accordance 
with the requirements of Unitary Development Plan policy EM/7 and the National 
Planning Policy Framework.

13 No development shall take place until a Construction Method Statement (CMS) has 
been submitted to and approved in writing by the Local Planning Authority. The CMS 
shall include details of the following: 

(i) hours for site preparation, delivery of materials and construction; 
(ii) the parking of vehicles of site operatives and visitors; 
(iii) loading and unloading of plant and materials;
(iv) storage of plant and materials used in constructing the development; 
(v) the erection and maintenance of security hoarding; 
(vi) wheel washing facilities; 
(vii) measures to control the emission of dust and dirt during construction;
(viii) a scheme for managing and the recycling/disposing of waste resulting from 

construction works.

The duly approved CMS shall be adhered to throughout the construction period.

Reason: In order to ensure that appropriate measures are put in place to limit noise, 
nuisance and disturbance to the occupiers of neighbouring dwellings during the 
construction of the development in accordance with the requirements of Unitary 
Development Plan policies BE/2 and EM/3 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.

14 No above ground works shall take place within each phase of the development 
hereby permitted until a scheme of Biodiversity Enhancement and Mitigation 
Measures to be provided within that phase has been submitted to and approved in 
writing by the Local Planning Authority, in consultation with the Greater Manchester 
Ecology Unit (GMEU). The scheme shall include: (i) full details of those enhancement 
measures to be provided within that phase and (ii) timescales for their 
implementation. 

The development within that phase shall thereafter be carried out in accordance with 
the scheme and implemented in accordance with the approved timescales. 

Reason: In order to ensure adequate protection of existing landscape features of 
ecological value and to achieve appropriate landscape and biodiversity 
enhancements as part of the development in accordance with the requirements of 
UDP policy NE/3 and the National Planning Policy Framework.

15 No above ground works within any phase of the development hereby approved shall 
take place until, a Habitat and Landscape Management Plan (HLMP) for all 
landscaped areas of the site (excluding privately owned domestic gardens) has first 
been submitted to and approved in writing by the Local Planning Authority. The 
HLMP shall include: (i) protection measures for all retained trees, waterbodies and 
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greenspace during the course of development; (ii) long term design objectives; (iii) 
management responsibilities; (iv) maintenance schedules; and (v) a timetable for its 
implementation. The HLMP shall thereafter be implemented in full accordance with 
the duly approved details and timetable contained therein.

Reason: In order to ensure adequate protection of existing landscape features of 
ecological value and to achieve appropriate landscape and biodiversity 
enhancements as part of the development in accordance with the requirements of 
UDP policy NE/3 and the National Planning Policy Framework.

16 Detailed plans and particulars of the Reserved Matters (Layout) submitted to the 
Local Planning Authority pursuant to condition no2 shall include a detailed lighting 
scheme for any external lighting to be installed within all highways, footpaths, public 
open spaces and landscape buffer zones on all boundaries of the site, within that 
phase has been submitted to and approved in writing by the Local Planning 
Authority.  Such details shall include its position and height on the building or site and 
its luminance, angle of installation and any hoods to be fixed to the lights.  Only 
lighting as approved shall be installed on the site in accordance with the terms of any 
such approval.

Reason: In order that the development does not prejudice the favourable 
conservation status of protected species in accordance with the requirements of 
Unitary Development Plan policy NE/4 and the National Planning Policy Framework. 

17 No clearance of trees and shrubs in preparation for or during the course of 
development shall take place during the bird nesting season (March – July inclusive) 
unless an ecological survey has been submitted to and approved in writing by the 
local planning authority which establishes that no part of the site is utilised for bird 
nesting. Should the survey reveal the presence of any nesting species, then no 
development including clearance of trees and shrubs shall take place until a 
methodology for protecting nest sites during the course of the development has been 
agreed in writing by the local planning authority. Nest site protection shall be 
provided in accordance with the approved methodology.

Reason: In order to prevent any habitat disturbance to nesting birds in accordance 
with Unitary Development Plan Policies NE/3 and NE/4 and the National Planning 
Policy Framework. 

18 Details and particulars of the Reserved Matters (layout and landscaping) shall 
consider the details contained within the Arboricultural Impact Assessment (April 
2016).  The mitigation measures contained within the document shall be 
implemented in full during the construction phase of each respective phase of 
development.

Reason: In order to ensure that appropriate mitigation measures are put in place to 
safeguard the health of trees and hedgerows within the site in the interests of the 
amenity of the area, and that the development does not prejudice the favourable 
conservation status of protected species in accordance with the requirements of 
Unitary Development Plan policies NE/4 and NE/7 and the National Planning Policy 
Framework.  

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works there is a risk of disturbance to features of ecological 
importance on commencement of engineering works on site.  
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19 No development shall take place within any phase until a further site survey to 
establish the absence of Badgers has been submitted to and approved in writing by 
the local planning authority.  Should Badgers be identified, a Reasonable Avoidance 
Method Statement for Badgers for that phase shall be submitted to and approved in 
writing by the Local Planning Authority in consultation with Greater Manchester 
Ecology Unit (GMEU). The development shall thereafter be carried out in accordance 
with the statement and any approved measures.

Reason: In order that the development does not prejudice the favourable 
conservation status of badgers in accordance with the requirements of Unitary 
Development Plan policy NE/4 and the National Planning Policy Framework.  

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works there is a risk of disturbance to species and an assessment of 
the mitigation will therefore be necessary prior to commencement of any engineering 
works on site.

20 The dwellings shall be constructed in accordance with the recommendations in the 
submitted Noise Constraints Assessment (Ref - AC101332-1R2) and designed to 
ensure that noise from passing traffic does not exceed: (i) 30dB(A) Leq 5mins in the 
bedrooms with windows shut and other means of ventilation provided between 11pm 
and 7am; (ii) 35dB(A) Leq (1 hour) in other habitable rooms with windows shut and 
other means of ventilation provided at all times; (iii) 45 dB(A) Lmax in bedrooms.

Reason: In order to ensure the implementation of appropriate noise attenuation 
measures for the proposed dwellings to ensure satisfactory living conditions for future 
occupiers of the development in accordance with the requirements of Unitary 
Development Plan policies H/3, BE/2 and EM/3 and the policies within the NPPF.

21 The reserved matters application(s) pursuant to condition 2 of this permission shall 
include scheme(s) in order to addresses the mitigation details set out in the Noise 
Constraints Assessment (Ref - AC101332-1R2)

Reason: In order to ensure the implementation of appropriate noise attenuation 
measures for the proposed dwellings to ensure satisfactory living conditions for future 
occupiers of the development in accordance with the requirements of Unitary 
Development Plan policies H/3, BE/2 and EM/3 and the policies within the NPPF

22 The reserved matters application(s) pursuant to condition 2 of this permission shall 
be accompanied by details of measures to be incorporated into the development for 
the management of household waste during the operation of the development hereby 
approved. 

Reason: In order to secure the provision of appropriate measures for the storage, 
management and recycling/disposal of waste on the site during the lifetime of the 
development hereby approved, and in the interests of highway safety and the 
character and appearance of the site and surrounding area, in accordance with the 
requirements of Unitary Development Plan policies A/7, G/BE/1, BE/2, and the 
National Planning Policy Framework.

23 Prior to any earthworks a survey for invasive plant species including Japanese 
knotweed and Himalayan balsam shall be submitted to and agreed in writing by the 
Local Planning Authority.  If any invasive species are present a method statement 
detailing avoidance, control and eradication measures should also be supplied to and 
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agreed in writing by the LPA, prior to any earthworks.

Reason: In order that the development deals with any invasive species on site, in 
accordance with the requirements of Unitary Development Plan policy NE/4 and the 
National Planning Policy Framework.  

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works there is a risk of disturbance to species and an assessment of 
the mitigation will therefore be necessary prior to commencement of any engineering 
works on site.
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16/00725/OUT

Notwithstanding the details contained in the officer report, the following contributions and 
mitigation measures are proposed as part of this application:

 The provision of affordable housing on-site and/or an off-site contribution in lieu of 
onsite provision in accordance with the provisions of UDP policy H/7 and its 
associated SPD: Affordable Housing;

 A financial contribution towards provision of primary school places in Middleton 
Township (current calculation of £289,520.24 for up to 94 dwellings);

 A financial contribution towards provision of secondary school places in Middleton 
Township (current calculation of £144,760.09 for up to 94 dwellings);

 A financial contribution towards the provision of outdoor sport and recreation facilities 
at Bowlee Playing Fields calculated by way of either a) £929.16 per dwelling or b) 
£386.86 per person of the population of the development based on ONS Census 
Figure of people per dwelling for Rochdale at the time of commencement (current 
calculation of up to £ 87,341.04);

 The provision of two bus stops;

 The provision of a pedestrian crossing facility on Hollin Lane;

 A scheme for the provision, implementation and management of a Locally Equipped 
Area of Play (LEAP); 

 A landscape and public open space plan for the provision, implementation and 
management of the landscape open space within the site; and

 A financial contribution towards the provision of cycle lane improvements comprising 
new and renewed on carriageway cycle lanes along Hollin Lane from its junction with 
Langley Lane to its junction with Rochdale Road. 

Consultee Responses (see Appendix B)

Representations

A total of 78 objections have been received.  The details of the objections received are set 
out in the officer report. 

Recommendation

Following detailed comments from Highways and Transport for Greater Manchester (TfGM) 
the potential impact on the junction of Hollin Lane/Langley Lane and Langley Lane/Heywood 
Old Road is considered to constitute a severe impact unless appropriate junction mitigation 
is introduced to both junctions.  It is considered that the cumulative impact of all the 
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developments proposed within the wider Hollin Lane masterplan would result in both 
junctions operating over capacity.  In addition, excessive queuing at both junctions would 
increase the likelihood of accidents as vehicles at both Langley Lane junctions waiting to 
turn into Hollin Lane/Heywood Old Road would be more likely to take undue risks when 
exiting the junctions.  This would result in an unacceptable impact on the safety or vehicles 
and pedestrians.  However, it is considered that these impacts could be mitigated by 
appropriate mitigation controls being put in place at each junction.   Consequently, the 
application is recommended for approval subject to a S278 Agreement requiring junction 
mitigation works to both junctions detailed above, the following S106 contributions, and 
planning conditions which are set out below:

Notwithstanding the details contained in the officer report, the following contributions and 
mitigation measures are proposed as part of this application:

 The provision of affordable housing on-site and/or an off-site contribution in lieu of 
onsite provision in accordance with the provisions of UDP policy H/7 and its 
associated SPD: Affordable Housing;

 A financial contribution towards provision of primary school places in Middleton 
Township (current calculation of £289,520.24 for up to 94 dwellings);

 A financial contribution towards provision of secondary school places in Middleton 
Township (current calculation of £144,760.09 for up to 94 dwellings);

 A financial contribution towards the provision of outdoor sport and recreation facilities 
at Bowlee Playing Fields calculated by way of either a) £929.16 per dwelling or b) 
£386.86 per person of the population of the development based on ONS Census 
Figure of people per dwelling for Rochdale at the time of commencement (current 
calculation of up to £ 87,341.04);

 The provision of two bus stops;

 The provision of a pedestrian crossing facility on Hollin Lane;

 A scheme for the provision, implementation and management of a Locally Equipped 
Area of Play (LEAP); 

 A landscape and public open space plan for the provision, implementation and 
management of the landscape open space within the site; and

 A financial contribution towards the provision of cycle lane improvements comprising 
new and renewed on carriageway cycle lanes along Hollin Lane from its junction with 
Langley Lane to its junction with Rochdale Road. 

1     Application(s) for approval of reserved matters must be made not later than the 
expiration of three years beginning with the date of this permission and the development 
must be begun not later than: (i) the expiration of three years from the date of this 
permission; or (ii) two years from the date of approval of the last of the reserved matters to 
be approved.
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Reason: To comply with the requirements of section 92 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004.

2. The approval of the Local Planning Authority shall be sought in respect of the 
following matters before the development is commenced: the layout of the 
development, scale, external appearance and the landscaping of the site.

Reason: The application is granted in outline only under the provisions of Article 5 of 
the Town and Country Planning (Development Management Procedure) Order 2015 
and details of the matters referred to in the condition have not been submitted for 
consideration.

3 The total number of residential units included in any application(s) for reserved 
matters submitted pursuant to condition 2 of this permission shall be limited to a 
maximum of 94 dwellings and the development shall be substantially in accordance 
with the following plans:

- Location plan ref: A089001; and
- Indicative Site Boundary (Plan 3);and
- Illustrative Masterplan: ref: 1439WHD/HLM/SK2 Rev H.

Reason: The layout of the proposed development incorporates a number of key 
parameters that will guide the detailed reserved matters applications, and in the 
interests of mitigating for the impacts of the development on the surrounding 
environment, and provide for an acceptable scale and layout of development and 
high quality environment, in accordance with policies BE/2, NE/2, NE/3, NE/4 of the 
Rochdale Unitary Development Plan and the National Planning Policy Framework.  

4 No development shall take place until a phasing plan, which shall include the access 
arrangements for each phase and a specified number of dwellings for each phase 
relative to a site maximum of 94 dwellings, has been submitted to and approved in 
writing by the local planning authority. The development shall be carried out in 
accordance with the approved phasing plan.  

Reason: To ensure that any phased development of the site takes place in an 
appropriate order and to ensure adequate provision of infrastructure to serve each of 
the phases because no such details were submitted as part of the application.

Reason for pre-commencement condition: In the interests of proper planning and the 
comprehensive development of the site.

5 No development shall take place until a scheme for on and off-site highway works, 
including a scheme of junction improvement, to include timescales for 
implementation, has been submitted to and approved in writing by the local planning 
authority.  The development shall be carried out in accordance with the approved 
scheme.  

Reason: To ensure that any phased development of the site takes place in an 
appropriate order and to ensure adequate provision of infrastructure to serve each of 
the phases in the interests of highway and pedestrian safety and the safety of other 
users of the highway in accordance with Polices BE/2 and A9 of the Unitary 
Development Plan and the National Planning Policy Framework.  
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Reason for pre-commencement condition: In the interests of highway safety and the 
safety of other users of the highway.  

6 No development shall take place until a comprehensive scheme of works for the 
formation of the vehicular access onto Langley Lane, 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 public safety, and ensure continued function of the surrounding highway network, 
in accordance with policy A/9 of Unitary Development Plan and the National Planning 
Policy Framework.  

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

7 Detailed plans and particulars of the Reserved Matters (layout) submitted to the 
Local Planning Authority pursuant to condition no2 shall demonstrate an appropriate 
two way vehicular access in order to link in with the adjacent site to the south (the 
subject of planning application 16/00444/OUT.

Reason: In the interests of proper planning and the comprehensive development of 
the site and area in accordance with Policies A/3, A/4, A/5, A9, A/13 and A/14 and 
the National Planning Policy Framework.

8. Detailed plans and particulars of the Reserved Matters (layout) submitted to the 
Local Planning Authority pursuant to condition no2 shall demonstrate compliance 
with the recommendations set out in the Extended Phase 1 Habitat Survey (October 
2014 and Addendum July 2016). 

Reason: In order to ensure adequate protection of existing landscape features of 
ecological value and to achieve appropriate landscape and biodiversity 
enhancements as part of the development in accordance with the requirements of 
UDP policy NE/3 and the National Planning Policy Framework

9. Detailed plans and particulars of the Reserved Matters (layout) submitted to the 
Local Planning Authority pursuant to condition no2 shall demonstrate pedestrian links 
within the site in order to provide suitable pedestrian access to the adjacent Public 
Right Of Way.

Reason: In the interests of proper planning and the comprehensive development of 
the site and area in order to ensure sufficient levels of access to recreation in 
accordance with Policy A/3 of the Unitary Development Plan and the National 
Planning Policy Framework.

10 Notwithstanding any information provided as part of the application, within three 
months of development first taking place a Travel Plan shall be submitted for the 
written approval of the Local Planning Authority. The Travel Plan shall contain firm 
measures for promoting a choice of transport mode 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 
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before the first occupation of the dwellings 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 Unitary 
Development Plan policy A/12 and the National Planning Policy Framework.

11 No development shall take place within a phase until details of the finished floor and 
external site levels within that phase relative to off-site datum have been submitted to 
and approved in writing by the local planning authority. Development shall be carried 
out in accordance with the approved details and retained thereafter.

Reason:  In the interests of visual amenity in accordance with the requirements of 
Unitary Development Plan policies BE/2, EM/7 and the National Planning Policy 
Framework.

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works an understanding of site levels will therefore be necessary 
prior to commencement of any building or engineering works on site. Finished floor 
levels are intrinsically linked to site levels.

12 Prior to commencement of the development an investigation and risk assessment, in 
addition to any assessment provided with the planning application, must be 
completed to assess the nature and extent of any contamination on the site, whether 
or not it originates on the site.  The investigation and risk assessment must be 
undertaken by competent persons and a written report of the findings must be 
produced and shall have been first submitted to and approved in writing by the Local 
Planning Authority before development commences.  The report of the findings must 
include:

iv) a survey of the extent, scale and nature of contamination
v) an assessment of the potential risks to:

 human health,
 property (existing or proposed) including buildings, crops, livestock, pets, 

woodland, and service lines and pipes,
 adjoining land,
 groundwaters and surface waters,
 ecological systems,
 archeological sites and ancient monuments;

vi) where unacceptable risks are identified, an appraisal of remedial options and 
proposal of the preferred option(s)

The development shall thereafter be completed in full accordance with the approved 
recommendations.

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 Unitary Development Plan policies EM/4, EM/8 and BE/2, and the 
National Planning Policy Framework.

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works there is a risk of disturbance to contaminated ground as soon 
as development commences. An assessment of contamination will therefore be 
necessary prior to commencement engineering works on site.
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13 Detailed plans and particulars pursuant to condition 2 (reserved matters) shall 
include a scheme for the disposal of foul and surface water from the site which shall 
include:

- Details of the rate of surface water discharge from the site to any soakaway, 
watercourse or surface water sewer, and shall incorporate measures (including any 
necessary flow attenuation measures and the use of SUDS were appropriate) to 
ensure that the post development discharge rate does not exceed the existing (pre-
development) rate;
- details of how the scheme will be maintained and managed after completion.

The scheme shall thereafter be implemented in accordance with the duly approved 
details before any of the dwellings are first occupied, or within any other timescale 
first agreed in writing with the Local Planning Authority.

Reason: To prevent an increased risk of flooding as a result of the development and 
to ensure satisfactory disposal of surface and foul water from the site in accordance 
with the requirements of Unitary Development Plan policy EM/7 and the National 
Planning Policy Framework.

14 No development shall take place until a Construction Method Statement (CMS) has 
been submitted to and approved in writing by the Local Planning Authority. The CMS 
shall include details of the following: 

(i) hours for site preparation, delivery of materials and construction; 
(ii) the parking of vehicles of site operatives and visitors; 
(iii) loading and unloading of plant and materials;
(iv) storage of plant and materials used in constructing the development; 
(v) the erection and maintenance of security hoarding; 
(vi) wheel washing facilities; 
(vii) measures to control the emission of dust and dirt during construction;
(viii) a scheme for managing and the recycling/disposing of waste resulting from 

construction works.

The duly approved CMS shall be adhered to throughout the construction period.

Reason: In order to ensure that appropriate measures are put in place to limit noise, 
nuisance and disturbance to the occupiers of neighbouring dwellings during the 
construction of the development in accordance with the requirements of Unitary 
Development Plan policies BE/2 and EM/3 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.

15 No above ground works shall take place within each phase of the development 
hereby permitted until a scheme of Biodiversity Enhancement and Mitigation 
Measures to be provided within that phase has been submitted to and approved in 
writing by the Local Planning Authority, in consultation with the Greater Manchester 
Ecology Unit (GMEU). The scheme shall include: (i) full details of those enhancement 
measures to be provided within that phase and (ii) timescales for their 
implementation. 
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The development within that phase shall thereafter be carried out in accordance with 
the scheme and implemented in accordance with the approved timescales. 

Reason: In order to ensure adequate protection of existing landscape features of 
ecological value and to achieve appropriate landscape and biodiversity 
enhancements as part of the development in accordance with the requirements of 
UDP policy NE/3 and the National Planning Policy Framework.

14 No above ground works within any phase of the development hereby approved shall 
take place until, a Habitat and Landscape Management Plan (HLMP) for all 
landscaped areas of the site (excluding privately owned domestic gardens) has first 
been submitted to and approved in writing by the Local Planning Authority. The 
HLMP shall include: (i) protection measures for all retained trees, waterbodies and 
greenspace during the course of development; (ii) long term design objectives; (iii) 
management responsibilities; (iv) maintenance schedules; and (v) a timetable for its 
implementation. The HLMP shall thereafter be implemented in full accordance with 
the duly approved details and timetable contained therein.

Reason: In order to ensure adequate protection of existing landscape features of 
ecological value and to achieve appropriate landscape and biodiversity 
enhancements as part of the development in accordance with the requirements of 
UDP policy NE/3 and the National Planning Policy Framework.

15 Detailed plans and particulars of the Reserved Matters (Layout) submitted to the 
Local Planning Authority pursuant to condition no2 shall include a detailed lighting 
scheme for any external lighting to be installed within all highways, footpaths, public 
open spaces and landscape buffer zones on all boundaries of the site, within that 
phase has been submitted to and approved in writing by the Local Planning 
Authority.  Such details shall include its position and height on the building or site and 
its luminance, angle of installation and any hoods to be fixed to the lights.  Only 
lighting as approved shall be installed on the site in accordance with the terms of any 
such approval.

Reason: In order that the development does not prejudice the favourable 
conservation status of protected species in accordance with the requirements of 
Unitary Development Plan policy NE/4 and the National Planning Policy Framework. 

16 No clearance of trees and shrubs in preparation for or during the course of 
development shall take place during the bird nesting season (March – July inclusive) 
unless an ecological survey has been submitted to and approved in writing by the 
local planning authority which establishes that no part of the site is utilised for bird 
nesting. Should the survey reveal the presence of any nesting species, then no 
development including clearance of trees and shrubs shall take place until a 
methodology for protecting nest sites during the course of the development has been 
agreed in writing by the local planning authority. Nest site protection shall be 
provided in accordance with the approved methodology.

Reason: In order to prevent any habitat disturbance to nesting birds in accordance 
with Unitary Development Plan Policies NE/3 and NE/4 and the National Planning 
Policy Framework. 

17 Development shall not commence in each respective phase of development 
(including site clearance), until the mitigation measures detailed in the submitted 
Tree Survey (Ref – 1960_01) have been implemented in full. The mitigation 
measures shall be retained in full during the construction phase of each respective 
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phase of development.

Reason: In order to ensure that appropriate mitigation measures are put in place to 
safeguard the health of trees and hedgerows within the site in the interests of the 
amenity of the area, and that the development does not prejudice the favourable 
conservation status of protected species in accordance with the requirements of 
Unitary Development Plan policies NE/4 and NE/7 and the National Planning Policy 
Framework.  

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works there is a risk of disturbance to features of ecological 
importance on commencement of engineering works on site.  

18 No development shall take place within any phase pursuant to condition 2 of this 
permission until a further site survey to establish the absence of Badgers has been 
submitted to and approved in writing by the local planning authority.  Should Badgers 
be identified, a Reasonable Avoidance Method Statement for Badgers for that phase 
shall be submitted to and approved in writing by the Local Planning Authority in 
consultation with Greater Manchester Ecology Unit (GMEU). The development shall 
thereafter be carried out in accordance with the statement and any approved 
measures.

Reason: In order that the development does not prejudice the favourable 
conservation status of badgers in accordance with the requirements of Unitary 
Development Plan policy NE/4 and the National Planning Policy Framework.  

Reason for pre-commencement condition: As the proposals require ground works 
and engineering works there is a risk of disturbance to species and an assessment of 
the mitigation will therefore be necessary prior to commencement of any engineering 
works on site.

20 The dwellings should be constructed in accordance with the recommendations in the 
submitted Traffic Noise Assessment (Martec Environmental Consultants Ltd dated 
November 2014) and designed to ensure that noise from passing traffic does not 
exceed: (i) 30dB(A) Leq 5mins in the bedrooms with windows shut and other means 
of ventilation provided between 11pm and 7am; (ii) 35dB(A) Leq (1 hour) in other 
habitable rooms with windows shut and other means of ventilation provided at all 
times; (iii) 45 dB(A) Lmax in bedrooms.

Reason: In order to ensure the implementation of appropriate noise attenuation 
measures for the proposed dwellings to ensure satisfactory living conditions for future 
occupiers of the development in accordance with the requirements of Unitary 
Development Plan policies H/3, BE/2 and EM/3 and the policies within the NPPF.

21 The reserved matters application(s) for each phase pursuant to condition 2 of this 
permission shall be accompanied by details of measures to be incorporated into the 
development for the management of household waste during the operation of the 
development hereby approved. 

Reason: In order to secure the provision of appropriate measures for the storage, 
management and recycling/disposal of waste on the site during the lifetime of the 
development hereby approved, and in the interests of highway safety and the 
character and appearance of the site and surrounding area, in accordance with the 
requirements of Unitary Development Plan policies A/7, G/BE/1, BE/2, and the 
National Planning Policy Framework.
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22. No development shall take place until the applicant or their agents or their 
successors in title has secured the implementation of a programme of archaeological 
works in accordance with a Written Scheme of Investigation (WSI) which has been 
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 programme set out in the approved WSI and provision made for 
the completion of all elements of that programme. The WSI shall cover the following: 

1. A phased programme and methodology of site investigation and recording to 
include: 

- geophysical evaluation 

- evaluation trenching i) targeting geophysical anomalies and ii) including targeted 
evaluation trenching of buildings identified in the desk-based assessment and iii) 
providing an adequate spatial sample of the development site. 

- (depending upon the results of the evaluation) area excavation and recording 

2. 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, architectural 
and historical interest represented.

3. Provision for publication and dissemination of the analysis and report on the site 
investigation. 

4. Provision for archive deposition of the report, finds and records of the site 
investigation. 

5. Nomination of a competent person or persons/ organisation to undertake the 
works set out within the approved WSI. 

Reason: In accordance with NPPF Paragraph 141 - To record and advance 
understanding of heritage assets impacted on by the development and to make 
information about the archaeological heritage interest publicly accessible.

Reason for pre-commencement condition:  Any works involving the regrading or 
removal of material on the site could undermine the archaeological importance of the 
site.  Therefore, it is imperative that the terms of the condition above are met in order 
to preserve archaeological interests in accordance with paragraph 141 of the NPPF.
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Appendix A

Highways - The indicative masterplan proposes a vehicular link to be provided within the 
Land West of Hollin Lane site (Taylor Wimpey Site), and will be shared for use by the 
proposed Wainhomes site.  

This proposal will enable the Wainhomes site to be accessed via the Taylor Wimpey Site; 
this will eradicate concerns raised by Rochdale Borough Council in respect of the previously 
proposed Wainhomes access on Hollin Lane (opposite Hazlehurst Drive). 

The indicative masterplan also proposes a vehicular access on Langley Lane as part of the 
Wainhomes application (00725).

However the layout should be strategically designed with appropriate self-enforcing traffic 
calming; in such a way that the site is unattractive/not worthwhile to vehicles using the 
development site as a ‘Rat Run’ from Langley Lane to Hollin, whilst ensuring residents can 
access any dwelling within each site from each of the proposed access points. 

If the layout is designed in such a way that ‘Rat Running’ through the development becomes 
unattractive vehicles will use the Langley Lane/Hollin junction rather than using the 
development sites as a ‘Rat Run’. This should be considered at any detailed design stage. 

The Hollin Lane access proposal is supported by Rochdale Borough Council in principle; 
However Rochdale Borough Council considers that relevant design guidance for this location 
is contained both within the Design Manual for Roads and Bridges (DMRB), Part 6 TD42/95 
and MfS2.

Therefore this design guidance should be followed as part of future applications seeking full 
approval for access arrangements to this site. 

Failure to adhere to the design standards prescribed in DMRB would lead to the proposed 
access presenting a risk to the safety of motorists and pedestrians in the vicinity of the 
junction, which would be contrary to Policies G/A/1, A/2, A/3, A/9 of the UDP, and the NPPF.

Policy G/A/1 of the UDP which states the need for new development to be located designed 
and integrated in such a way as to “minimise the adverse impacts of motorised transport on 
the wider community and environment”. 

Failure to do so would contravene Policy A/8 of the UDP, which states “New development 
will be permitted provided that the additional traffic generated will not be detrimental to the 
safe and efficient operation of the Highway Network”.

In addition to this to increase road safety at the proposed access to land West of Hollin Lane 
site the existing Traffic Regulation Order indicating a change in speed limit from 30mph to 
40mph is required to be moved in a Northerly direction to ensure the new access 
arrangement is within the 30mph section of Hollin Lane.

The visibility requirements for the proposed access have been determined with reference to 
the design standards set out in the Manual for Streets (MfS) and the Design Manual for 
Roads and Bridges (DMRB). 
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These design standards indicate visibility requirements of 2.4m x 56.8m to the South and 
2.4m x 84.8m-135.8m to the North. 

The proposed Hollin Lane West access arrangements demonstrate that the required visibility 
can be achieved in both directions. 

Assuming an alteration of the existing speed limit from a 40mph to 30pmh is implemented as 
stated above, the visibility and junction proximity would be acceptable. 

Within the development site on the land West of Hollin Lane footways 2.0m in width and 
carriageways with a width of 5.5m are requested by Rochdale Borough Council to meet 
adoptable standards.

To meet adoptable standards Rochdale Borough Council request conventional 
footway/carriageway combinations within the site for a development of this size and nature, 
including around turning heads.

I do not object to parking facilities such as Shared Driveway areas; however this is only in 
the following circumstances.

If a Shared Driveway area is constructed to an adoptable standard; Rochdale Borough 
Council will then maintain the road surface and street lighting in these areas upon 
completion of the development as part of a Section 38 agreement.

Shared Driveway areas that are not planned to be constructed to adoptable standards will 
only gain approval if an acceptable maintenance & street lighting plan/agreement is 
submitted to Rochdale Borough Council prior to construction.  

A development of this size and nature at this location requires a 200% dedicated parking 
provision to meet standards set in the UDP; this is an overall site total of 130 dedicated 
parking spaces for the proposed 65 dwellings.

The proposed development site is accessible via sustainable transport methods alternative 
to car travel; local centres can be easily accessed via existing bus routes that pass the 
proposed site. 

Furthermore surrounding pedestrian and cycling infrastructure is extensive and covers a 
wide range of surrounding areas.

Rochdale Borough Council are currently completing cycle improvement works as part of the 
Cycle City Ambition Grant 2 project which offers direct links to multiple major employment 
centres/educational facilities from the proposed development site. 

Each of these sustainable transport options encourages the use of non-car modes of travel 
to the site. 

The applicant has indicated their intention to make the site permeable to both cyclists and 
pedestrians.

It is important that there is connectivity across the carriageway on Hollin Lane; therefore the 
applicant has proposed a signalised crossing outside the development on Hollin Lane, a 
Toucan crossing is required which will serve pedestrians & cyclists. 
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If the construction of the proposed development obstructs any Public Rights of Way a 
temporary diversion route will be required. 

However there are no plans to permanently obstruct any Public Rights of Way.

Further considerations upon surrounding highway 

Two additional development sites have been approved within close proximity of the two 
proposed developments referenced above; Planning permission for up to 150 dwellings on 
Langley Lane (01195) & planning permission for up to 205 dwellings on the East side of 
Hollin Lane (01183). 

Assuming planning permission is granted for the Taylor Whimpey Site (00444) & the 
Wainhomes Site (00725) on land to the west of Hollin Lane junction improvements (to be 
approved by Rochdale Borough Council) at the following locations will be required at a cost 
to the associated developers. 

Prior to the development first coming into use the applicant shall undertake improvement 
works at the junction of Hollin Lane and Langley Lane to include an additional lane for 
vehicles turning left from Langley Lane onto Hollin Lane; signalisation would be beneficial to 
highway safety and to regulate traffic flow at this location. 

Within the signalisation of Langley Lane/Hollin Lane improved pedestrian crossing facilities 
would be provided, therefore the existing crossing at the location would be removed and 
upgraded as part of the proposed signalisation works. 

Junction signalisation is also required at the western termination of Langley Lane at the 
junction with Heywood Old Road. 

Rochdale Borough Council has previously observed traffic flow problems & accidents at this 
location, the combined proposals stated above will significantly intensify these issues. 

Therefore before I can offer my support to the combined developments signalisation of the 
Langley Lane/Heywood Old Road junction must be included in the proposal. 

Accidents (latest 3 years to April 2016) for:

Langley Lane / Hollin Lane - 2 accidents (2 casualties both child pedestrians)

Langley Lane / Heywood Old Road - 3 accidents (7 casualties 1 pedal cyclist)

Full length of Langley Lane - 1 accident (1 casualty fatal)

Minerals and Waste Planning Unit:

The application site lies within two Mineral Safeguarding Areas (MSAs) one for coal and the 
other for brick clay. Policy 8 of the Minerals Plan states “all non-mineral development 
proposals within the Mineral Safeguarding area should extract any viable mineral resources 
present in advance of construction.... provided the proposal is in accordance with Policy 2 
Key planning and Environmental Criteria.”

Policy 8 states that,  
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Proposals for non-mineral development within the Mineral Safeguarding Areas that do not 
allow for the prior extraction of minerals will only be permitted where:

1. The need for the development outweighs the need to extract the mineral;
Or

2. It can be clearly demonstrated that it is not environmentally acceptable or 
economically viable to extract the mineral prior to non-mineral development taking 
place; or;

3. It can be clearly demonstrated that the mineral is either not present or of no 
economic value or too deep to extract in relation to the proposed development; or;

4. The development is limited or temporary and would not prevent minerals extraction 
taking place in the future.

The applicant has submitted a Minerals Assessment Report dated 8th April 2016. The report 
states that Rochdale currently does not have a 5 year housing supply, the site is in close 
proximity to sensitive receptors and that protected minerals do not exist close to the surface. 
They argue that given the points above, the application meets the exemption requirements 
set out within Policy 8 (listed under bullet points 1 to 3 above). 

Conclusion

The applicant is aware of the underlying minerals reserves and that the site lies within a 
Minerals Safeguarding Area. The applicant has also provided evidence to demonstrate that 
the development meets the exemption criteria set out within Policy 

The information supplied by the applicant identifies Coal and Brick Clay as lying at greater 
than 50m below ground level. They argue that given the depth and the need to protect the 
amenity of sensitive receptors within the local area prior extraction is neither environmentally 
sustainable nor economically viable. Based on the information available this seems a 
reasonable conclusion.  If the Council is in agreement with this position then they may 
consider permitting the development under bullet points 2 and 3 of Policy 8, as prior 
extraction could be considered environmentally unacceptable and uneconomic.

The applicant has also stated that there is a need for this development as the Council does 
not have a 5 year housing supply. If the Council is in agreement with this position then they 
may consider permitting the development under bullet point 1 of Policy 8, as the 
development could be considered to outweigh the need for extraction.

Sport England – The proposed development is not considered to fall either within our 
statutory remit (Statutory Instrument 2015/595), or non-statutory remit (National Planning 
Policy Guidance Par. 003 Ref. ID: 37-003-20140306) upon which we would wish to 
comment, therefore Sport England has not provided a detailed response.  

Environmental Health – No objection in principal but would recommend the 
following condition:  The homes are designed and constructed as per the detail in submitted 
acoustic report to achieve the following internal and external noise levels:

35 dB(A) Leq (1 hour) in the bedrooms with windows shut and other means of ventilation 
provided between 7 am and 11pm.
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•             30dB(A) Leq 5mins in the bedrooms with windows shut and other means of 
ventilation provided between 11pm and 7am.

•             35 dB(A) Leq (1 hour) in the living room/s with windows shut and other means of 
ventilation provided between 7 am and 11pm.

•             40dB(A) Leq (1 hour) in other habitable rooms with windows shut and other means 
of ventilation provided at all times.

•             Noise in external amenity areas shall not exceed 55 dB(A).

And a further condition restricting The hours of  construction to 07:30am to 6.00pm Monday 
to Friday; 9.00am to 2.00pm on Saturdays. No work on Sundays.
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Appendix B

Highways 

The applicant (Wainhomes) proposes to share an access from Hollin Lane with a proposed 
neighbouring site (Taylor Whimpey).

This proposal will enable the Wainhomes site to be accessed via the Taylor Wimpey Site; 
this will eradicate concerns raised by Rochdale Borough Council in respect of the previously 
proposed Wainhomes access on Hollin Lane (opposite Hazlehurst Drive).

A vehicular access point from Langley Lane is proposed as part of this application. 

However the layout should be strategically designed with appropriate self-enforcing traffic 
calming; in such a way that the site is unattractive/not worthwhile to vehicles using the 
development site as a ‘Rat Run’ from Langley Lane to Hollin, whilst ensuring residents can 
access any dwelling within each site from each of the proposed access points. 

If the layout is designed in such a way that ‘Rat Running’ through the development becomes 
unattractive, vehicles will use the Langley Lane/Hollin junction rather than using the 
development sites as a ‘Rat Run’. This should be considered at any detailed design stage.

The Langley Lane access proposal is supported by Rochdale Borough Council in principle; 
However Rochdale Borough Council considers that relevant design guidance for this location 
is contained within the Manual for Streets (MfS).

Therefore this design guidance should be followed as part of future applications seeking full 
approval for access arrangements to this site. 

The visibility requirements for the proposed access have been determined with reference to 
the design standards set out in the Manual for Streets (MfS).

These design standards indicate visibility requirements of 2.4m x 46.0m to the East & 2.4m x 
51.0m to the West. 

The proposed Langley Lane access arrangements demonstrate that the required visibility 
can be achieved in both directions. 

Within the development site on the Land West of Hollin Lane footways 2.0m in width and 
carriageways with a width of 5.5m are requested by Rochdale Borough Council to meet 
adoptable standards.

To meet adoptable standards Rochdale Borough Council request conventional 
footway/carriageway combinations within the site for a development of this size and nature, 
including around turning heads.

I do not object to parking facilities such as Shared Driveway areas; however this is only in 
the following circumstances.

If a Shared Driveway area is constructed to an adoptable standard; Rochdale Borough 
Council will then maintain the road surface and street lighting in these areas upon 
completion of the development as part of a Section 38 agreement.
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Shared Driveway areas that are not planned to be constructed to adoptable standards will 
only gain approval if an acceptable maintenance & street lighting plan/agreement is 
submitted to Rochdale Borough Council prior to construction.  

A development of this size and nature at this location requires a 200% dedicated parking 
provision to meet standards set in the UDP; this is an overall site total of 188 dedicated 
parking spaces for the proposed 94 dwellings.

The proposed development site is accessible via sustainable transport methods alternative 
to car travel; local centres can be easily accessed via existing bus routes that pass the 
proposed site. 

Furthermore surrounding pedestrian and cycling infrastructure is extensive and covers a 
wide range of surrounding areas.

Rochdale Borough Council are currently completing cycle improvement works as part of the 
Cycle City Ambition Grant 2 project which offers direct links to multiple major employment 
centres/educational facilities from the proposed development site. 

Each of these sustainable transport options encourages the use of non-car modes of travel 
to the site. 

The applicant has indicated their intention to make the site permeable to both cyclists and 
pedestrians.

If the construction of the proposed development obstructs any Public Rights of Way a 
temporary diversion route will be required. 

However there are no plans to permanently obstruct any Public Rights of Way.

Further considerations upon surrounding highway 

Two additional development sites have been approved within close proximity of the two 
proposed developments referenced above; Planning permission for up to 150 dwellings on 
Langley Lane (01195) & planning permission for up to 205 dwellings on the East side of 
Hollin Lane (01183). 

Assuming planning permission is granted for the Taylor Whimpey Site (00444) & the 
Wainhomes Site (00725) on land to the west of Hollin Lane junction improvements (to be 
approved by Rochdale Borough Council) at the following locations will be required at a cost 
to the associated developers. 

Prior to the development first coming into use the applicant shall undertake improvement 
works at the junction of Hollin Lane and Langley Lane to include an additional lane for 
vehicles turning left from Langley Lane onto Hollin Lane; signalisation would be beneficial to 
highway safety and to regulate traffic flow at this location. 

Within the signalisation of Langley Lane/Hollin Lane improved pedestrian crossing facilities 
would be provided, therefore the existing crossing at the location would be removed and 
upgraded as part of the proposed signalisation works. 
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Junction signalisation is also required at the western termination of Langley Lane at the 
junction with Heywood Old Road. 

Rochdale Borough Council has previously observed traffic flow problems & accidents at this 
location, the combined proposals stated above will significantly intensify these issues. 

Therefore before I can offer my support to the combined developments signalisation of the 
Langley Lane/Heywood Old Road junction must be included in the proposal. 

Accidents (latest 3 years to April 2016) for:

Langley Lane / Hollin Lane - 2 accidents (2 casualties both child pedestrians)

Langley Lane / Heywood Old Road - 3 accidents (7 casualties 1 pedal cyclist)

Full length of Langley Lane - 1 accident (1 casualty fatal)

Hollin Lane / Langley Lane

Observations of this junction have shown, especially at peak times, vehicles emerging from 
Langley Lane having to wait for gaps in the traffic or for the pelican crossing to be activated 
before completing manoeuvres into Hollin Lane. 

During the last 3 years, 2 accidents have occurred at this junction both involving child 
pedestrians.  1 was to a child crossing Langley Lane.  

Looking back over 5 years there have been 6 accidents in total 3 of which involved child 
pedestrians.

Two additional development sites have been approved within close proximity of the Hollin 
Lane/Langley Lane junction, 15/01195/OUT 150 Dwellings & 15/01183/OUT 205 Dwellings. 
Assuming 16/00725/OUT 94 Dwellings & 16/00444/OUT are approved signalisation of this 
junction, with pedestrian facilities, would improve the safety for all users whilst 
controlling/regulating traffic flow. 

Heywood Old Road / Langley Lane

This junction has caused concerns for local residents for a number of years due to the 
sightlines when attempting to access Heywood Old Road from Langley Lane and at the 
speed of traffic on Heywood Old Road.  

Sightlines to the right (from Langley Lane) are restricted, with vehicles often pulling out 
slowly to gain a better view of approaching traffic.

One of the 3 personal injury accidents occurring at this junction over the last 3 years 
involved a vehicle turning right from Langley Lane into Heywood Old Road and being hit by 
vehicle approaching from the north.  Residents have indicated there have been damage only 
incidents.  

Looking at the 5 year accidents shows an additional right turner from Langley Lane being 
involved in a collision.
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Two additional development sites have been approved within close proximity of the Hollin 
Lane/Langley Lane junction, 15/01195/OUT 150 Dwellings & 15/01183/OUT 205 Dwellings. 
Assuming 16/00725/OUT 94 Dwellings & 16/00444/OUT are approved signalisation of this 
junction, with pedestrian facilities, would improve the safety for all users whilst 
controlling/regulating traffic flow. 

KRN / TFGM Consultation Summary:

Transport Assessment, Proposed Residential Development, Langley Lane, Middleton -
16/00725/OUT - HFAS Review 

TfGM HFAS have reviewed WYG’s TA in support of a proposed outline application for up to 
94 dwellings on land off Langley Road, Middleton, Rochdale.  

The TA explains the background to the most recent application is as follows:

In March 2015 WYG prepared a comprehensive Transport Assessment (referred to hereafter 
as 2015

TA) in support of a proposed development of 88 dwellings (App Ref: App Ref: 
15/00358/OUT) on the same site as the current proposals. The 2015 TA was approved by 
the LHA and Highways England.

The application (App Ref: 15/00358/OUT) was recommended for approval at officer level but 
was refused by members in September 2015. Three reasons for refusal (RfR) were raised 
by the Local

Planning Authority (LPA).The first two reasons related to highway matters, covering site 
access concerns and lack of cumulative assessments concerns. This refused application 
has been appealed with a Public Inquiry date confirmed for 27 September 2016.

A re-submission application (App Ref: 15/01207/OUT) was submitted in late 2015 again for 
up to 88 dwellings with access taken off Hollin Lane, which was supported by the same 2015 
TA prepared for the original application. Following comments on the 2015 TA from the LHA, 
WYG prepared a revised TA in 2016 hereafter referred as the 2016 TA. The re-submission 
application was refused in May 2016 on the basis of unacceptable site access off Hollin 
Lane.

This TA for the current scheme is broadly based the 2015 TA and 2016 TA for the refused 
scheme, in terms of assessments. The TA also includes trips from all committed 
developments and an emerging Taylor Wimpey development located immediately to the 
north of the Wainhomes site.

The current TA states that the proposed vehicular means of access to the site would be from 
a new simple priority T-junction off Langley Lane.

In terms of highway impact assessment the following junctions have been assessed:

 Hollin Lane / Langley priority junction

 Hollin Lane / Hazlehurst Drive priority junction
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 Langley Lane / Heywood Old Road priority junction

 Hollin Lane / A664 Rochdale Road signal junction

 M62 Junction 19

 Proposed access off Langley Lane

The background traffic flows have been extracted from I-Transport’s TA 
(Ref:VACE/JO/ITM6195 012B R) for the two TW approved developments. It was established 
that the AM peak hour period occurs between 07:45-08:45 and PM peak hour between 
16:45-17:45.

HFAS have checked their own traffic count database GMCOUNTS and can confirm that the 
peak hours identified are correct and the traffic flows used in the TA are broadly similar to 
those identified by HFAS on their database.

The TA states that it was agreed with the local highways authority and Highways England 
that future year capacity assessments on the local highway network should be undertaken 
for the year 2020 (i.e. 5 years after date of registration of the application.) The 2014 
surveyed traffic flows have been factored to the 2020 and 2025 assessment years by using 
TEMPRO growth factors adjusted by NTM for Middleton area. HFAS have checked the 
growth factors and can confirm that these are correct. The growth factors have been applied 
correctly to the 2014 traffic flows to determine the resultant 2020 / 2025 base traffic flows.

The following committed developments have been considered in the TA:

 Windermere Road and Martindale Crescent (108 dwellings)

 Taylor Wimpey Langley Lane and Hollin Lane Developments. The TW permitted 
development on Langley Lane contains two alternative development scenarios, as 
described in the table below:

Site Location TW Option 1 TW Option 2

Hollin Lane Site 205 dwellings 205 dwellings

Langley Lane Site 150 dwelling 127 dwellings plus primary 
school

The traffic flows for all the above committed developments were extracted from the approved 
ITransport TA dated 12 November 2015, submitted for the TW’s re-submission applications.  
The committed-development traffic has been added to the 2020 / 2025 growth surveyed 
traffic to derive the 2020 / 2025 base plus Windermere Road and Martindale Crescent plus 
TW Option 1 and the 2020 / 2025 base plus Windermere Road and Martindale Crescent plus 
TW Option 2. We can confirm that the figures provided are correct.

A trip generation exercise has been undertaken to estimate the likely trip generations of the 
proposed development. The industry-standard TRICS database has been interrogated to 
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establish an appropriate trip rate for a residential development of the scale proposed. HFAS 
have checked the trip rates provided and can confirm that these are correct.

Trip distribution for the proposed residential development is based on the approved 
distribution pattern of committed Taylor Wimpey development site at Langley Lane, given the 
close proximity of the two sites. HFAS note that in the scoping assessment attached to the 
TA, the proposals was to use Census data to derive trip distribution. This change of 
approach should have been explained in the TA.

The forecast trip generation for the development have been added correctly to the base plus 
committed development option figures to derive the future year assessment flows.

The TA states that in addition to the two approved developments; Taylor Wimpey (TW) is 
promoting a third development site (Site 3) in the area. A sensitivity test has been carried out 
with Site 3 development. The submitted planning application for Site 3 is for 65 dwellings. 
The proposed access to this site is onto Hollin Lane. The development flows generated by 
the TW Site 3 have been extracted from the I-Transport 2016 TA (dated 8 April 2016). The 
forecast trip generation for Site 3 have been added correctly to the base plus committed 
development plus proposed development figures. 

The roundabout and priority junctions have been assessed using the JUNCTION 9 (Arcady 
and Picady analysis software) 

The TA states that a junction can be considered to be operating within capacity when the 
modelled ratio of flow to capacity (RFC) is less than 1.00.  However, it is generally accepted 
that, for a junction to accommodate traffic demands without congestion, the maximum 
working RFC value should not exceed 0.85.  

The TA presents the results for the junction assessment as follows:

Hollin Lane / Langley Lane Priority Junction

The existing Langley Lane / Hollin Lane junction would be improved as part of the TW 
development Proposals. 

The TA states that the impacts of the Wainhomes development would be imperceptible and 
not significant between the without and with Wainhomes development.  

HFAS note that the RFC exceeds 0.85 in both the without- and with-development scenarios.

It should therefore be concluded that that the junction is forecast to be above practical 
capacity, in both scenarios.

According to the TA sensitivity test for Site 3, the junction would operate satisfactorily in the 
PM peak hour with a maximum RFC of 0.98. However this is above the 0.85 practical-
maximum threshold hence the junction cannot be deemed to be operating satisfactorily.

Hollin Lane / Hazlehurst Drive Junction

The junction has been assessed for the 2020 without / with development scenarios through 
the ARCADY software. Results show that the RFC threshold is below 0.85 under all relevant 
scenarios. The junction operation can therefore be considered to be acceptable.
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Proposed Langley Lane / Proposed Wainhomes Site Access Junction

The junction has been assessed for the 2020 with development scenarios through the 
PICADY software. Results show that the RFC threshold is below 0.85 under all relevant 
scenarios. The junction operation can therefore be considered to be acceptable.

Langley Lane / Heywood Old Road Junction

The junction has been assessed for the 2014 surveyed flows and 2020 without / with 
development scenarios through the PICADY software. 

The TA states that the impact of proposals would be imperceptible and would not be 
significant. However, HFAS note that some forecast RFC values are above 0.85 in some of 
the scenarios / time periods.

Hollin Lane / A664 Rochdale Road Junction

This junction has been assessed using Linsig modelling software Linsig. TfGM Urban Traffic 
Control (UTC) will comment on this work.

M62 Motorway Junction 19

The junction has been assessed for the 2025 without / with development scenarios using the 
ARCADY roundabout-modelling software. Results show that the RFC threshold is forecast to 
be below 0.85 under all relevant scenarios. The junction operation can therefore be 
considered to be acceptable.

The TA concludes that the junction capacity impact results for all the development scenarios 
demonstrate that there would be no significant traffic impacts on the local and strategic 
highway networks.  HFAS do not agree with this conclusion as some of the scenarios / time 
periods indicate forecast RFC figures that are higher than the accepted 0.85 threshold.

Environmental Health – No objection in principal but would recommend the 
following condition:  The homes are designed and constructed as per the detail in submitted 
acoustic report to achieve the following internal and external noise levels:

35 dB(A) Leq (1 hour) in the bedrooms with windows shut and other means of ventilation 
provided between 7 am and 11pm.

•             30dB(A) Leq 5mins in the bedrooms with windows shut and other means of 
ventilation provided between 11pm and 7am.

•             35 dB(A) Leq (1 hour) in the living room/s with windows shut and other means of 
ventilation provided between 7 am and 11pm.

•             40dB(A) Leq (1 hour) in other habitable rooms with windows shut and other means 
of ventilation provided at all times.

•             Noise in external amenity areas shall not exceed 55 dB(A).

And a further condition restricting The hours of  construction to 07:30am to 6.00pm Monday 
to Friday; 9.00am to 2.00pm on Saturdays. No work on Sundays.
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Open Space Society

Open spaces object for the following reasons:

- Open spaces would vigorously defend any closure of public rights of way in the area.
- Loss of amenity for local communities.
- Concern for real access for all.
- Maintenance of Public Rights Of Way would be affected by encroachment of 

boundaries.
- Conservation and biodiversity.
- Adverse visual impacts.
- Outdated UDP, Core Strategy not ratified.

Greater Manchester Ecology Unit

The consultants have reassessed the ponds and found no reason to change their 
assessment from 2014 with regards to suitability for great crested newts.  I have no reason 
to doubt the findings of the re-assessment.  No further ecological information is required.  
With regards great crested newts please apply the following informative.

Whilst there is only a low risk of great crested newts being present, the applicant is reminded that 
under the Habitat Regulation it is an offence  to disturb, harm or kill great crested newts.  If a 
great crested newt is found during the development all work should cease immediately and a 
suitably licensed amphibian ecologist employed to assess how best to safeguard the newt(s).  
Natural England should also be informed.

I have revisited the ecological assessment, I am happy that barn owl was covered, despite 
not being specifically mentioned.  The buildings in question are low risk and bat surveyors 
would be expected to pick up the presence of barn owl.  The GMEU have as they note no 
records of barn owl in this area, though they do occur to the north of the M62 around 
Pilsworth.
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