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Executive Summary 
Scheme Overview 

National Highways Highways England (the “Applicant”) is applying to the Secretary of 
State (SoS) for Transport for a Development Consent Order (DCO) under section 37 of the 
Planning Act 2008 (“the 2008 Act”), to authorise the construction of the A57 Link Roads 
Scheme (the “Scheme”). 

The Scheme entails the construction of the A57 Link Road and Mottram Moor Link Road 
with 1.12 miles (1.8km) of new dual carriageway and 0.81 miles (1.3km) of new single 
carriageway roads, together with the creation of two new junctions and the construction of 
five new structures, plus various safety measures and improvements.  

Purpose of the Scheme  

The majority of the Scheme is located within the administrative boundary of Tameside 
Metropolitan Borough Council (TMBC). The far eastern part of the Scheme (the eastern 
side of the River Etherow bridge) is located within the administrative boundary of High 
Peak Borough Council (HPBC) (which is encompassed by Derbyshire County Council 
(DCC) as the upper tier authority and local highway authority). 

The A57 and A628 between Manchester and Sheffield currently suffer from heavy 
congestion, creating unreliable journeys, which limits journey time reliability. This restricts 
economic growth due to the delays experienced by commuters and business users alike. 
The congestion also results in rat running through smaller towns and villages, as vehicles 
attempt to reduce queuing times. 

The Scheme has been developed to improve journeys between Manchester and Sheffield, 
and has evolved over more than 50 years, as different improvements have been explored. 
The current A57 around Mottram in Longdendale suffers from congestion which limits 
journey time reliability. This restricts economic growth due to the delays experienced by 
commuters and business users alike. This has a negative effect on local businesses and 
employment opportunities. The congestion also results in rat running through smaller 
towns and villages, as vehicles attempt to reduce queuing times. Much of this heavy traffic 
travels along local roads, which disrupts the lives of communities, and makes it difficult 
and potentially unsafe for pedestrians to cross the roads. It is likely that these issues would 
get worse with time if significant improvements are not made. 

Proposed highway works will focus on a new offline dual carriageway link road (Mottram 
Moor Link Road) connecting the M67 Junction 4 to A57(T) Mottram Moor Junction. The 
new link road would be approximately 1.12 miles (1.8km) in length. The works would also 
include a new single carriageway highway between Mottram Moor Junction and Woolley 
Bridge Road, approximately one mile (1.3km) in length. The existing A57 Hyde Road will 
be detrunked with a reduced speed limit to deter non essential use.  
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Scheme Benefits  

The Transport Assessment Report (TAR) (APP-184) demonstrates the various time saving 
benefits that will be created by the Scheme and their spatial distribution. It indicates that 
congestion through Mottram in Longdendale, Hattersley and Woolley Bridge will be 
relieved, improving journey times for trips on the Strategic Road Network (SRN) between 
Manchester and Sheffield and trips on the local road network in this area. Congestion on 
the detrunked section of the A57 is also relieved, improving connectivity for local traffic. At 
the M67 Junction 4, signalisation will be improved with positive impacts on safety and 
traffic flow. The cut-through of the existing roundabout will provide direct access between 
the M67 and the proposed link roads. 

Reduced journey times and improved reliability will increase the accessibility of the 
Scheme and associated routes. The detrunking of a section of the existing A57 will help to 
decrease the severance of the communities close to this road as the speed limit is 
decreased on this road and traffic flows improved. Walker, Cyclist and Horse Rider (WCH) 
facilities and a number of pedestrian crossings (Gun Inn Junction and M67 Junction 4) 
within the Scheme will be improved, making crossing roads easier and improving safety in 
the local area.   

The outcomes of the air quality assessment indicate there would be significant 
improvement in terms of annual mean NO2 concentrations at sensitive, human health 
receptors within the air quality study area.  

Once operational the Scheme will displace large volumes of traffic from a route 
immediately in front of properties through Mottram in Longdendale and Woolley 
Lane/Bridge, such that despite improvements in flow the noise impacts will be positive. 
The Scheme also demonstrates a positive impact upon the Mottram in Longdendale Noise 
Important Area (NIA) (an area identified to have high levels of noise pollution) located 
within the DCO boundary.  

Planning Framework 

The purpose of this Case for the Scheme (CftS) is to act as the primary reference 
document for the assessment of the Scheme against the relevant planning policy and 
legislative framework. The 2008 Act is the primary legislation that establishes the legal 
framework for applying for, examining and determining DCO applications for Nationally 
Significant Infrastructure Projects (NSIPs). The National Networks National Policy 
Statement (NN NPS) (December 2014) is therefore the key basis for decision making for 
the Scheme, although local policy is also a material consideration. 

The CftS also presents the overall case for why the Scheme is the most appropriate 
response to delivering the needs identified within Chapter 2 of the NN NPS and the 
interventions identified in the Department of Transport and National Highways’ Highways 
England’s Road Investment Strategy (RIS). It demonstrates the Scheme’s compliance with 
the NN NPS in Appendix B, including references to where each provision of the NN NPS is 
addressed further within the DCO application. Policy and legislative matters relevant to 
each theme are covered in more detail in the Environmental Statement (APP-058) to 
(APP-073) as referenced within the Accordance Tables. 
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The Scheme is also supported by various national transport and planning policies. 
Investment for the Scheme is confirmed in Highways England’sNational Highways’ RIS1 
(published in 2014) and RIS2 (published in 2020). The Scheme supports the delivery of 
National Planning Policy Framework (NPPF) core land-use planning principles, by 
providing improved infrastructure to support economic growth within the wider region 
through delivering capacity enhancements to the strategic road network.  

Regional/ local planning and transport policies also support the delivery of the Scheme. 
Local and regional planning policy recognises the role the Scheme can play in alleviating 
existing congestion along and surrounding the route. The Scheme would also result in an 
improvement in community connectivity across the area, due to reductions in journey times 
and improved WCH facilities. The relevant regional and local transport policies provide 
strategic support for the delivery of the Scheme. The Scheme is also expected to 
contribute to the respective objectives and visions of each document. 

This CftS demonstrates that the Scheme achieves a positive planning balance when 
weighing up impacts against the public benefits of the Scheme. 

It should be noted that the Consultation Report (APP-026)  provides details of the 
engagement conducted over a number of years with local residents and stakeholders. This 
report also provides details of the public and stakeholder views for the Scheme and the 
level of support.  

Conclusions 

This CftS provides detail on the need for the Scheme, the development options 
considered, the planning history and the compliance of the Scheme with the requirements 
of relevant planning policies at the national and local scale. 

The proposed mitigation incorporated into the design of the Scheme is considered to be 
proportionate to the type, magnitude and range of environmental effects expected, which 
includes delivering no net loss in biodiversity as part of the Scheme.  

Overall, the Applicant considers that the benefits of the Scheme outweigh any adverse 
effects. Overall, it is concluded in this CftS that the planning balance lies strongly in favour 
of the grant of development consent for the Scheme. 
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Appendix A. Planning Policy Tables 

  

 

   
 

     
 

    

        
     

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 

   

 



A57 Link Roads   
Planning Policy Table 
 

 

Planning Inspectorate Scheme Reference: TR010034 
Application Document Reference: TR010034/APP/7.1  
 

1.1 Introduction  

1.1.1 The tables below supplement the Alignment with Planning Policy and Transport 
Plans Chapter of the Case for the Scheme (CftS) and provide additional detail of 
regional and local planning policies relevant to the A57 Link Roads Scheme.  

1.1.2 Details of the policies are provided alongside their relevance to the Scheme. 

1.1.3 Planning policy conclusions are covered in the main document.  
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1. Introduction  

1.1.1 The tables below supplement the planning policy chapter of the Case for the 
Scheme (CftS) and provide additional detail of the Scheme’s accordance with 
the National Policy Statement for National Networks (NN NPS), a key 
consideration in determination of the DCO.  

1.1.2 The requirements of the NN NPS are provided alongside details of the Scheme’s 
compliance to this policy. Relevant NN NPS policies are also identified within the 
planning policy chapter of the CftS (this document) and considered in the 
Environmental Statement [TR010034/APP/6.1-6.3]. 
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1.1 Introduction  

1.1.1 The ecological mitigation structure (hereafter referred to as ‘the Structure’) is 
required within the northern limits of the A57 Link Roads Scheme (hereafter 
referred to as ‘the Scheme’), on land to the east of Old Hall Lane and 
Tollemache Road in Mottram in Longdendale.  

1.1.2 The Structure is required to accommodate existing bat roosts affected by the 
Scheme.   

1.2 Purpose and Structure of this Document  

1.2.1 The purpose of this document is to set out the background context and 
demonstrate why the Structure is necessary, provide details of its design and 
summarise why the identified location has been chosen for the Structure.   

1.2.2 This Appendix is divided into six chapters, as listed below: 

• Chapter 1 provides a general introduction.  

• Chapter 2 describes the proposed location of the Structure and its 
context. 

• Chapter 3 explains why the Structure is required. 

• Chapter 4 provides details of the Structure’s design. 

• Chapter 5 considers the relevant national, regional, and local planning 
policy and strategic context. 

• Chapter 6 presents the conclusions of the Statement.  
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2. Site and Surroundings 

2.1 Location 

2.1.1 The Site proposed for the Structure is located to the eastern edge of Old Hall 
Lane, where it joins Tollemache Road, in Mottram-in-Longdendale. The Site lies 
in proximity to the current settlement boundary. 

2.1.2 The Structure will be located within the northern limits of the Scheme, in 
proximity to the majority of roosts, in residential properties, affected by the 
Scheme. The approximate grid reference for the Structure is SJ 99322 96175. It 
is identified in the Work Plans as Work No. 57 [TR010034/App/2.3] as shown in 
figure 2-1 below. 

Figure 2-1 Extract from Works Plan (TR010034/APP/2.3, Page 3)  
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2.2 The Site and Surrounding Environment 

2.2.1 It is proposed that the Structure will be located within a relatively flat open area of 
grassland, with residential development to both the west and north. The edge of 
the residential development is flanked by a mature, deciduous tree belt which 
provides screening, and there is open agricultural land to the south and east.  

2.2.2 The western boundary of the Structure is again fringed by a mature deciduous 
tree belt, which is approximately five metres wide. A number of trees in this 
locality are protected by individual or group Tree Preservation Orders (TPOs) and 
a group TPO runs eastwards to the south of the Site, adjacent to Lodge Court.  

2.2.3 The Structure sits at a slightly higher elevation than the residential properties to 
the west on Old Hall Lane, Tollemache Road and Old Hall Close and Lodge 
Court to the south. These residential areas comprise of a mixture of mid-century 
one and two storey properties, with some older Grade II listed buildings 
properties such as Dial Cottage, Dial House, Ivydene and Mottram Old Hall. 
These properties have their principal view towards the Site.  

2.2.4 Additional properties located on Old Hall Lane also have their principal views 
towards the Site. However, some of these properties are to be demolished as 
part of the Scheme. The Structure is not located within a Conservation Area.  

2.2.5 The Site is currently used as agricultural land and forms part of a large 
agricultural holding, which runs eastward from the Site towards Coach Road and 
southwards towards Mottram Moor. The Site’s location also falls within an area of 
wider land, which has historically been used several times each year as a 
showground.  

2.2.6 The land which comprises the Site is privately owned, with the adjacent 
woodland area to the west owned by Tameside MBC (TMBC).  

2.3 Planning Constraints  

2.3.1 The Site, in context with the surrounding land uses, has the character of an 
elevated but partially screened parcel of land. As described above the Site is 
bounded by residential uses, woodland, and agricultural land.   

2.3.2 A review of the TMBC Unitary Development Plan (UDP) Proposals Map identifies 
that the Site is not specifically designated or allocated for development. 
However, it does fall within the wider Greater Manchester Green Belt 
designation. This Green Belt designation is long-established around the edge of 
the settlements in Tameside and between many of its separate urban areas. 
National (Chapter 13 of the NPPF) and local planning policy (Policy OL1 of the 
Tameside UDP) both set out that the general presumption of development in the 
Green Belt is to refuse inappropriate development, unless overriding reasons 
very special circumstances justify development. 

2.3.3 A review of the TMBC Open Space, Sport and Recreation Review 2018 identifies 
the Site’s typography to be ‘Natural space and countryside’, with its primary 
purpose described as ‘wildlife conservation, biodiversity and environmental 
education and awareness’. This reflects the semi-rural position of the Site, which  
is not used for recreation.  
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3. Need for the Structure 

3.1.1 In order to construct the underpass at Mottram Moor, and other associated works 
it is necessary to demolish a number of houses in the Old Road, Tollemache 
Close, Old Hall Lane and Four Lanes area.  

3.1.2 Unfortunately, ecological surveys have demonstrated that a number of these 
houses, have the potential to accommodate bat roosts.  

3.1.3 Due to COVID-19 restrictions, full residential bat surveys were unable to be 
completed prior to submission. As a result, a bat mitigation package is proposed, 
based on a precautionary worst-case scenario which relates to historic data from 
2005, roost surveys from 2017/18, bat activity surveys in 2020 and an updated 
(and extended) data search in 2020.  

3.1.4 Following discussions with Natural England, it has been identified that to obtain a 
European Protected Species (EPS) licence, the Scheme must provide a 
dedicated bat structure as part of the bat mitigation package to reduce the loss of 
day roosts (and potentially present maternity roosts). 

3.1.5 The type, nature and location of the potential habitat identified requires the 
Structure to be located within a specific, identified area of the Scheme. This is to 
ensure it is: 

• in close proximity to the existing roosts to be lost; 

• near to suitable habitat (e.g. broadleaved woodland and hedgerows); and 

• connected via several hedgerows to the wider landscape.  

3.1.6 The proposed location for the Site has therefore been carefully chosen to meet 
the above criteria and replace the accommodation of the local bats affected by 
the Scheme. 

3.1.7 The Scheme is required to connect existing road routes surrounded by Green 
Belt. The Case for the Scheme (this document) sets out that the location of the 
Scheme in the Green Belt and demonstrates that it is unavoidable to develop the 
Scheme outside this designation. As the Structure is required as mitigation for 
the Scheme, it is necessary to locate it as close as possible to the potential 
roosts affected and within a green corridor, to support future growth of the bat 
population. There is limited open space in proximity to the houses to be 
demolished and therefore the location of the Structure within the Green Belt is 
also necessary.  
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• At least one lockable door located externally and a maintenance hatch within 
the main column would be installed to allow monitoring by bat licensed 
individuals. The entrance would be designed into the Structure to be 
inconspicuous 

• At least ten ridged roof tiles to provide crevices for additional external roosting 

• At least ten bat bricks located within the external brick work for crevice 
dwelling species. 

4.2.4 It is anticipated that the Structure would have the capacity to accommodate up to 
200 bats, which would provide sufficient mitigation for the potential loss of the 
potential small common pipistrelle maternity roosts, as well as providing an 
abundance of day and/ or satellite roosts. 

4.3 Appearance and Setting 

4.3.1 To minimise potential impacts on the landscape and the setting of Listed 
Buildings, some of which are located approximately 100-150 metres from the 
Structure, (e.g. Dial Cottage, Dial House) a sensitive approach to the siting of the 
Structure and existing habitat will be taken. The Structure will be positioned 
behind retained trees, with proposals for additional planting that will provide 
screening for nearby local residents and heritage assets.  

4.3.2 Native planting will be provided on the northern and western areas surrounding 
the Structure, to provide additional habitat and screening.   

4.3.3 The Site is not easily accessible from any Public Rights of Way or from any 
residential areas, it is therefore not anticipated that the Structure would be 
subject to any significant anthropogenic disturbance. 

4.3.4 The Structure will comprise a cylindrical natural stone design, which is based on 
similar existing structures found in the local landscape. Materials for the building 
envelope will be carefully chosen for their natural appearance and their local use 
(e.g. course stone) to blend in with the surrounding environment.  

4.3.5 A review of the wider landscape context has confirmed the presence of several 
similar structures in the local area. With the presence of such structures, coupled 
with vegetation planting, is expected that the Structure will be inconspicuous and 
will not affect the openness of the Green Belt or the appearance of the local 
landscape.  
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5. Planning Policy Context 

5.1 Introduction 

5.1.1 The proposed siting and design of the Structure has considered below in the 
national, regional and local planning policy context. The planning policy review 
should be read in conjunction with the policy review for the wider Scheme, as set 
out in the Case for the Scheme. The main Case for the Scheme document is 
signposted throughout this Chapter to avoid repetition and the two documents 
should be considered in parallel.  

5.2 National Policy Statement for National Networks (NPS NN) 

5.2.1 Details of the NPS NN and its relevance to the Scheme, is set out in the Case for 
the Scheme, including a NPSNN Accordance Table. A summary of the key 
policies which are relevant to the ecological mitigation structure, are included 
below.  

Need for road infrastructure 

5.2.2 Paragraph 1.1 of the NPS NN highlights the need for nationally significant 
infrastructure projects (NSIPs) on the national road network in England and 
provides planning guidance for promoters of such schemes. The Structure forms 
an essential part of the mitigation strategy for the Scheme which seeks to 
address longstanding issues of connectivity, congestion, reliability, and safety of 
the strategic Trans-Pennine routes. Paragraph 2.2. of the NPS NN specifically 
highlights the critical need to improve the national networks, to address 
congestion.  

Protecting the countryside/ Green Belt 

5.2.3 Paragraphs 5.170 and 5.171 (Land use including open space, green 
infrastructure and Green Belt) outline that the general policies controlling 
development in the countryside apply equally to the Green Belts, however, in 
addition, there is a general presumption against inappropriate development 
within the Green Belt.  

5.2.4 The Case for the Scheme has described that the Scheme should not be 
considered to be inappropriate development within the Green Belt. However, 
should it be considered that the Scheme does represent inappropriate 
development within the Green Belt, there are very special circumstances for the 
Scheme which it may be able to meet. As the Structure is required to mitigate 
potential impacts of the Scheme, it follows that it too does not represent 
inappropriate development in the Green Belt, or is able to fulfil very special 
circumstances. 
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Protecting the Environment 

5.2.5 Paragraph 3.3 (Environmental and social impacts) expects applicants to avoid 
and mitigate environmental and social impacts of development in line with the 
principles set out in the NPPF and the Government’s planning guidance. The 
Structure is one of the specific ecological compensation and mitigation measures 
proposed for the Scheme, as identified in the Biodiversity chapter of the 
Environmental Statement (ES)(Chapter 8) and it has been subsequently agreed 
with Natural England that such a structure would minimise the adverse effects of 
the Scheme on environmental receptors.  

Biodiversity 

5.2.6 Paragraph 4.22 (Habitats Regulations Assessment) requires applicants to seek 
the advice of Natural England with regard to development. Natural England has 
been consulted throughout the Scheme’s design. Following recent advice, a draft 
licence is to be provided to Natural England which describes the mitigation 
strategy proposed for roosting bats associated with the Scheme. At Natural 
England’s request, this includes details of the Structure 

5.2.7 Paragraphs 5.22 and 5.23 (Biodiversity and ecological conservation) require 
environmental statements to clearly set out any likely significant effects on 
internationally, nationally, and locally designated sites of ecological or geological 
conservation importance on protected species, habitats, and other species. The 
Structure forms part of the mitigation proposed to minimise effects of the 
Scheme on biodiversity and conservation interests, as set out in the ES 
Biodiversity Chapter (TR010034/APP/6.3 Chapter 8), and subsequently agreed 
by Natural England. 

5.2.8 Paragraphs 5.25 and 5.26 (Biodiversity and ecological conservation) requires 
developments to avoid significant harm to biodiversity and geological 
conservation interests. The Structure has been specifically sited and designed to 
mitigate the effects of the Scheme on bats and biodiversity, whilst considering 
other potential impacts.  

5.2.9 Paragraph 5.35 (Biodiversity and ecological conservation: protection of other 
habitats and species) requires applicants to take measures to ensure that 
important species and habitats of principal importance for the conservation of 
biodiversity are protected from the adverse effects of development. With regard 
to paragraph 5.36, applicants are required to include appropriate mitigation 
measures as an integral part of their proposals, including identifying where and 
how developments will be designed and where necessary, minimise habitat 
fragmentation. The Structure seeks to enhance the existing habitats in the local 
area by creating new habitats of value. 

Landscape and Visual Impact 

5.2.10 Paragraphs 4.28 and 4.29 (Criteria for “good design” for national network 
infrastructure) highlight the importance of visual appearance when considering 
the design of new infrastructure, as well as functionality, fitness for purpose, 
sustainability, and cost. The Structure has been carefully designed and sited to 
address potential impacts on the landscape and visual amenity. The iterative 
design process has been informed by the ES, as well as regular engagement 
with key stakeholders. As such, the siting and design of the Structure has sought 
to minimise any effects. 
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5.2.11 Paragraphs 5.144 to 5.146 (Landscape and visual impacts) requires applicants 
of development, which is subject to Environmental Impact Assessment (EIA), to 
undertake an assessment of any likely significant landscape and visual impacts 
in the EIA and describe these in the environmental assessment. The Landscape 
and Visual chapter of the ES (Chapter 7, TR010034/APP/6.3 ) identifies that the 
impacts of the Scheme overall on the Green Belt, from the addition of new 
structural elements, would be negligible adverse, resulting in neutral effects 
which is not significant. Furthermore, the use of earthworks and planting would 
provide additional screening and integrate these structural elements into the 
landscape, helping to ensure that the overall character of the Green Belt remains 
largely unchanged.       

Cultural Heritage 

5.2.12 Paragraphs 5.126 and 5.127 (The historic environment) requires applicants of 
development which is subject to EIA to undertake an assessment of any likely 
significant heritage impacts in the EIA and describe these in the environmental 
assessment. Chapter 6 of the ES (TR010034/APP/6.3) concludes that with 
embedded mitigation and additional mitigation measures in place there would be 
no significant adverse impacts on any designated heritage assets in the locality 
of the Structure on completion of the Scheme.  

5.3 The National Planning Policy Framework (NPPF) (2019) 

5.3.1 Details of the NPPF policies are described in the Case for the Scheme.  A 
summary of the key policies which are relevant to the Structure, are included 
below. 

Sustainable Development 

5.3.2 The NPPF describes that the purpose of the planning system is to contribute to 
the achievement of sustainable development (paragraph 7). It explains that 
achieving sustainable development means that the planning system has three 
overarching objectives (economic, social, and environmental), which are 
interdependent and need to be pursued in mutually supportive ways (paragraph 
8). The significance of planning in developing the need for economic growth is 
stated in the overarching objectives, included in paragraph 8 of the NPPF. 

5.3.3 The Scheme supports the delivery of NPPF sustainable development principles, 
by providing improved infrastructure to support economic growth within the wider 
region through delivering capacity enhancements to the strategic road network. 
The Structure supports these sustainability principles by minimising the adverse 
impacts of the Scheme on environmental and social receptors. 

Protecting the countryside/ Green Belt 

5.3.4 In terms of specific policies relevant to the Structure, development within the 
Green Belt is an issue of importance within the NPPF.  

5.3.5 Paragraph 133 describes that the fundamental aim of Green Belt policy in the 
NPPF is to prevent urban sprawl by keeping land permanently open (the 
essential characteristics of Green Belts are their openness and their 
permanence). The Structure is small in scale and will not affect the openness of 
the Green Belt. 
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5.3.6 Paragraph 134 sets out that the Green Belt serves five purposes, which are 
tested below: 

To check the unrestricted sprawl of large built-up areas 

5.3.7 The Structure lies within a very small, partially screened, part of the Green Belt, 
within proximity to the main settlement and is part of the ecological mitigation 
and accompanying landscaping to support the Scheme. Given the limited nature, 
scale and extent of the Structure it is not considered that it’s construction would 
lead to an extension of the urban area or constitute further incursion into the 
Green Belt. 

To prevent neighbouring towns from merging into one another, To assist in 
safeguarding the countryside from encroachment 

5.3.8 The Structure is of a small scale and will be located within a partially screened 
area. Its development would not lead to the merging of two towns. Furthermore, 
it would not impact on or reduce the ability of the Green Belt to prevent 
neighbouring towns from merging or lead to encroachment of the countryside. 

To preserve the setting and special character of historic towns 

5.3.9 The Structure would not change the setting and character of historic towns within 
the Green Belt e.g. this part of Mottram.  

To assist in urban regeneration by encouraging the recycling of derelict and 
other urban land 

5.3.10 The Scheme requires a location in proximity to the potential bat roosts which are 
to be removed and therefore derelict or urban land is not suitable.  
 

5.3.11 A Green Belt location for the Structure is required as all open space in the 
appropriate locality, and in proximity to the potential roosts being removed by the 
Scheme, falls within the Green Belt designation. The location of the Structure 
has been identified through consultation with environmental stakeholders. 
 

5.3.12 The nature, scale, materials and landscaping proposed for the Structure (which 
is based on other similar structures found within the local area) indicate that 
there would not be any adverse impacts on the openness of the Green Belt in 
this location.  

Biodiversity 

5.3.13 Paragraph 170 sets out that planning policies and decisions should contribute to 
and enhance the natural and local environment by protecting and enhancing 
sites of biodiversity (in a manner commensurate with their statutory status or 
identified quality in the development plan). The Scheme will result in the 
demolition of a number of houses which have the potential to accommodate bat 
roosts. The Structure is part of the proposed bat mitigation package agreed with 
Natural England to mitigate against the loss of these roosts. 

5.3.14 Paragraph 175 sets out that when determining planning applications, local 
planning authorities should refuse planning applications if significant harm to 
biodiversity resulting from a development cannot be avoided (through locating on 
an alternative site with less harmful impacts), adequately mitigated, or, as a last 
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resort, compensated for. The Structure seeks to enhance the existing habitats in 
the local area by creating new habitats of value. 

5.3.15 The Structure would not result in any significant, adverse impacts on biodiversity. 
Once the Structure and proposed landscape planting is in place, it is seen as 
enhancing the current ecological environment of the area. The overall effects on 
nature conservation are therefore beneficial. 

Landscape and Visual 

5.3.16 Section 11 of the NPPF sets out the need to conserve and enhance the natural 
environment, by protecting and enhancing valued landscapes. Paragraph 170 
sets out that planning policies and decisions should contribute to and enhance 
the natural and local environment by protecting and enhancing valued 
landscapes. 

5.3.17 The Structure has been carefully designed and sited to conserve and enhance 
the natural environment. The iterative design process has been informed by the 
ES, as well as regular engagement with key stakeholders. As such, the siting 
and design of the Structure has sought to minimise any adverse impacts on the 
landscape and visual amenity. 

Cultural Heritage 

5.3.18 Section 16 of the NPPF sets out the need to conserve and enhance the historic 
environment. Paragraph 193 requires development proposals to carefully 
consider potential impacts on the significance of designated heritage assets.  

5.3.19 The conclusions reached in the ES are that the Scheme would not result in any 
direct significant impacts on designated or non-designated sites of historic value. 
To minimise potential impacts on the setting of nearby Listed Buildings a 
sensitive approach to the siting of the Structure and existing habitat has been 
taken. The Structure will be carefully sited behind retained trees and supported 
by proposals for additional planting/ screening.  

5.4 Regional Policy 

5.4.1 Transport and planning policy recognise the role that the Scheme can play in 
alleviating existing congestion along and surrounding the A57 route. The most 
recent draft of the Greater Manchester Spatial Framework (GMSF), the 
Publication Draft 2020, highlighted the anticipated sustained growth in jobs, the 
economy, and the population in Greater Manchester, including Tameside. The 
Scheme would contribute to delivering the aims and policies of the former 
GMSF, as well as the regional transport policies, by providing improved transport 
and community connectivity across the area, improved access to jobs and 
economic growth. The Structure is part of the ecological mitigation proposed to 
reduce the impacts of the Scheme.  

5.5 Local Planning Policy 

Tameside Unitary Development Plan (UDP) (2004) (saved 2007) 

5.5.1 The saved policies of the Tameside UDP are the primary local development plan 
document for the Scheme given it is located mostly within the Tameside Local 
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Planning Authority area. The Structure is within Tameside and considered to be 
aligned with the key policies of the Tameside UDP as set out below. 

Protecting the countryside/ Green Belt 

5.5.2 Policy OL1 ‘Protection of the Green Belt’ seeks to protect the Green Belt from 
inappropriate development. The Case for the Scheme describes that the 
Scheme is not inappropriate development in the Green Belt and if needed, can 
demonstrate very special circumstances. It is not possible to site the Structure 
outside of the Green Belt, as it needs to be near to existing habitat and all open 
space in the required area falls within the Green Belt designation. Therefore, the 
Structure is also not considered to represent inappropriate development in the 
Green Belt. The Structure would preserve the openness of the Green Belt and 
does not conflict with the wider purposes of Green Belt policy.  

Biodiversity 

5.5.3 Policy N3 ‘Nature Conservation Factors’ requires development proposals which 
could have an impact on wildlife to fully consider the potential benefits to nature 
conservation in the design of the developments. The Scheme has considered the 
Council’s Nature Conservation Strategy and the Greater Manchester Biodiversity 
Action Plan and comments from stakeholders, including Natural England, in 
mitigating the potential impacts of the Scheme. The Structure helps to conserve 
and enhance the habitat for bats and increase biodiversity. 

5.5.4 Policy N7 ‘Protected Species’ seeks to protect protected species, including bats. 
Development should be refused unless the applicant can demonstrate that any 
impacts can be successfully mitigated, and the population status of the species 
be maintained at current levels. The Structure will conserve and potentially 
enhance local biodiversity. 

Landscape and Visual Impact 

5.5.5 Policy OL10 ‘Landscape Quality and Character’ requires development within the 
countryside to be sympathetic to its surroundings, and expects high standards of 
siting, design, materials, and landscaping. The Structure will demonstrate high 
standards of design and materials based on similar structures found in the local 
area. The Structure will also be screened, as previously described.  

Cultural Heritage 

5.5.6 Policy C6 ‘Setting of Listed Buildings’ requires new development to preserve, 
and not detract from, the setting of Listed Buildings or structures. A small number 
of Listed Buildings, described previously, are present within the general locality 
the Structure. The Structure has been carefully sited and designed, with planting 
and screening included to minimise effects upon, protect the setting and 
significance of local heritage assets. 
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6. Conclusions 

6.1.1 Highways England is seeking to secure DCO consent for the Scheme. The 
Structure forms part of the ecological mitigation and accompanying landscaping 
required to support the Scheme. 

6.1.2 To mitigate for the loss of bat roosts to accommodate the Scheme, the Structure 
needs to be located within a specific area in close proximity to the existing roosts 
to be lost, near to suitable habitat (e.g. broadleaved woodland and hedgerows), 
and connected to the wider landscape. Consequently, the intended location for 
the Structure has been carefully chosen, through consultation with relevant 
stakeholders, to meet the above criteria. 

6.1.3 The Structure is unable meet its purpose if located outside the Green Belt, as all 
open space in the required area falls within the wide Green Belt designation. As 
demonstrated in this statement, similar to the case made for the Scheme itself, 
the Structure is not considered to represent inappropriate development in the 
Green Belt, does not conflict with the main purposes of Green Belt policy, and 
would not adversely impact the perception of the openness of the Green Belt in 
this location.  

6.1.4 The small scale and localised nature of the Structure, and its sensitive design 
and use of materials based on similar structures found in the local area, is 
considered to be appropriate in this location. The use of mitigation planting and 
additional screening planting will integrate the Structure into the surrounding 
environment and minimise potential impacts on the landscape, visual amenity, 
and heritage assets. 

6.1.5 The Structure provides ecological mitigation and supports wider biodiversity 
opportunities, aligning with sustainable development objectives. The Structure is 
considered to be in accordance with the provisions of national and local planning 
policy. 
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A57 Link Roads Project: COSA Assessment 

This report took the form of a letter, which was sent to Tameside MBC (11/03/21) and High Peak BC 
(25/03/21) for comment on the report below. 

We are writing to you in relation to the A57 Link Roads project, which is a Development Consent Order 
(DCO) scheme, formerly known as the ‘Trans-Pennine Upgrade’. The Scheme has been developed to 
address congestion issues and improve journeys in and around Mottram-in- Longdendale, Tameside. 
Atkins is a supplier to Highways England with regard to this scheme. 

We are writing to you in respect of the Common Land, Opens Space and Allotments (COSA) Assessment 
we have undertaken to support the proposed DCO application for the Scheme, and we are seeking 
comments on the conclusions of this assessment. 

COSA land is defined within Section 19 of the Acquisition of Land Act 1981 and such land which may 
require replacement within the DCO application. COSA land will be identified as Special Category Land 
within the Development Consent Order application. 

We write to provide details of our assessment and conclusions regarding COSA land for your review and 
confirmation. 

Please find the details of our assessment and conclusions below: 

Background to the A57 Link Roads Project 

The majority of the A57 Link Road Scheme is included in the Tameside Metropolitan Borough Council 
(TMBC) administration area, with a small area to the east of the Scheme, within the High Peak Borough 
Council (HPBC) and Derbyshire County Council (DCC) jurisdiction. The Scheme will primarily be 
constructed offline utilising greenspace around the village of Mottram; much of this greenspace is 
designated as Green Belt within the Tameside Unitary Development Plan (UDP). 

We are currently preparing the finer details of the Scheme design, following public and stakeholder 
consultation. The most recent description of the Scheme is provided in the Preliminary Environmental 
Information Report, which will be updated in the DCO application, however this description remains 
applicable. A hyperlink to the Scheme description is provided: 

 

COSA Assessment 

As described, to support the proposed DCO application a short COSA Assessment has been prepared. 
The objective of the COSA Assessment is to determine land within the DCO Scheme boundary which might 
be identified as COSA land (common land, open space, allotments etc). 

Open space is the most challenging to define of the three types of COSA land to define accurately. For 
the purposes of this assessment, the definition of open space within sub-section 19(4) of the Acquisition 
of Land Act 19811 is used: “any land laid out as a public garden or used for the purposes of public 
recreation, or land being a disused burial ground”. 

Methodology 

Stage 1: Desktop review and first sieve 

The first stage of the assessment involved a visual, desktop assessment (using aerial photographs) of the 
161 land plots, which fall within the DCO Scheme boundary, to identify areas of possible open space. 
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The 161 land plots which have been assessed are shown on four Plot Identification Sheets enclosed within 
this letter (Drawing References: GH-140269001-PIP-2001 Rev. P05, GH- 140269001-PIP-2002 Rev. P04, 
GH-140269001-PIP-2003 Rev. P06 and GH-140269001-PIP-2004 Rev. P03). 

Stage 2: Detailed analysis 

The second stage of the evaluation involved a more detailed analysis of the land plots that remained 
following the first sieve, using the following data sources: 

• Ordnance Survey (OS) mapping; 

• Aerial photography2; 

• Site visits; 

• TMBC’s Planning approvals database3; 

• HPBC’s Planning approvals database4; 

• TMBC’s Unitary Development Plan (UDP, 2004), including the UDP Proposals Map5; 

• HPBC’s Adopted Local Plan (2016), including Interactive Local Plan Map6; 

• TMBC’s Open Space, Sport and Recreation Study 2017/18, including the Tameside Local Plan 
Open Space Assessment Maps7; 

• HPBC’s Playing Pitch Strategy and Action Plan (2018), Playing Pitch Strategy Assessment 
Report (2017), Open Space Study (2017), Open Space Standards Paper (2017) 8; 

• TMBC’s Public Rights of Way Mapping (PRoW)9; and 

• WebGIS. 
The aim of the second stage was to identify: 

• the current land use/typography; 

• the degree of public accessibility; 

• whether any Public Rights of Way or National Cycle Routes run through the open space; 

• any relevant current Tameside UDP designations, as shown on the Tameside UDP Proposals Map; 

• any relevant open space or recreation designations, as set out in the Tameside Open Space, Sport 
and Recreation Review (2018) and shown on the Tameside Local Plan Open Space Assessment 
Maps; and 

• any additional characteristics/information, such as site fencing, seating, public access, and 
vegetation cover, obtained through site visits. 

 

 

1 Acquisition of Land Act 1981 (legislation.gov.uk) 

2 Mottram in Longdendale - Google Maps 

3 Map Search (tameside.gov.uk) 

4 Interactive planning map - High Peak Borough Council 

5 Tameside UDP Site (addresscafe.com) 

6 Interactive local plan map - High Peak Borough Council 

7 https://www.tameside.gov.uk/TamesideMBC/media/Planning/Tameside-OSR-Full-Combined- 
document.pdf 

8 Sports, recreation and tourism - High Peak Borough Council 

9 Tameside Maps 
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Key conclusions of the assessment Stage 

1: Desktop review and first sieve 

The first stage of the assessment considered each of the 161 land plots which fall within the DCO boundary. 
Table A1 in Appendix A shows the land use/typography for each of the land plots. Through this assessment, 
the types of land listed below (comprising 97 land plots) were discarded as they did not meet the COSA 
criteria as they were obviously roads, footways, houses, rivers, commercial land etc. Full details of these 
discarded land plots, including the individual land plots references, are provided in Table A2 in Appendix A. 

• Residential – 48 land plots; 

• Road – 21 land plots; 

• Road/footway – nine land plots; 

• Road/cycleway/commercial – one land plot; 

• Road/ bus stop – two land plots; 

• Road (forming bus stop) and footway – one land plot; 

• Road, residential – one land plot; 

• Footway – seven land plots; 

• Footway/road/bus stop – one land plot; 

• Footway/footbridge – one land plot; 

• Footway/paved area - one land plot; 

• Hardstanding – one land plot; 

• River - two land plots; and 

• Electricity sub-station - one land plot. 

 

The desktop analysis found that 64 of the land plots required further analysis, as additional information was 
required to identify the exact land use. These 64 land plots were considered in more detail in the next stage 
(Stage 2) of the assessment. 

Please note that the 64 land plots include five land plots which border, but fall just outside, the TMBC local 
authority area, within the High Peak BC area. These plots have also been included in the assessment for 
reference purposes. 

Stage 2: Detailed analysis 

This second stage of assessment involved a more detailed analysis of the remaining 64 land plots, which 
required further assessment to understand if they fulfilled the COSA criteria. A detailed evaluation of these 
land plots is set out in in Appendix B, with individual pro-forma completed for each of the land plots. 

It should be noted that the pro-formas completed for the land plots, which fall within the HPBC area, are 
highlighted in blue, to differentiate from those which fall within the TMBC area. 

 
The location of each of the land plots is shown in Appendix C and referenced on the enclosed Plot 
Identification Sheets, with photos provided in Appendix D where available. 
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The following land uses/ typographies were identified during the detailed assessment for the 64 land 
plots: 

• Agricultural land – 16 land plots; 

• Agricultural land and former access point – one land plot; 

• Agricultural land, pylon – one land plot; 

• Agricultural land, shrubs – one land plot; 

• Agricultural land, farm track – two land plots; 

• Agricultural land, pony paddock – two land plots; 

• Predominantly agricultural land – one land plot; 

• Fields and former field entrances – nine land plots; 

• Footway, highway verge and bus stop – one land plot; 

• Footway, road, verge - one land plot; 

• Greenfield land, adjacent track – one land plot; 

• Hardstanding – two land plots; 

• Highway verge, vegetation – three land plots; 

• Road, highway verge – three land plots; 

• Road, highway verge, footway, cycle path – one land plot; 

• Road, footway, vegetation – one land plot; 

• Road, footway, verge – two land plots; 

• Road (predominantly road with some footway, grass verge and bus shelter) – one land plot; 

• Road, roundabout, highway verge – one land plot; 

• Vegetation – five land plots; 

• Vegetation, river – two land plots; 

• Vegetation, trees/field – one land plot; 

• Vegetation, tree cover – one land plot; 

• Vegetation, pond - one land plot; 

• Vegetation/woodland – three land plots; 

• Woodland – one land plot 

 

For 56 of the 64 land plots, assessed at Stage 2, were not identified as fulfilling the COSA criteria and as 
such were excluded from further assessment. 

The remaining eight land plots were investigated further through site visits, as stated previously, to 
determine their correct status. The findings of these detailed assessments are set out below: 

Land Plot 1116 

Location 
 

This land plot is shown towards the left centre of Plot Identification Sheet 2 of 4 (Drawing Reference. GH-
140269001-PIP-2002 Rev. P04) with an aerial screenshot10 and extract of the location map11 provided 
below. 

 

 

 

 

10 Mottram in Longdendale - Google Maps 

11 Plot Identification Sheet 2 of 4 (Drawing Reference. GH-140269001-PIP-2002 Rev. P04) 
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Characteristics 

This land plot is agricultural land, however it is noted that a cricket pitch was historically located within the 
land plot, to the east, adjacent to the residential area. This area of land was recorded on 9th February 2007 
within the Highways Agency’s Compulsory Purchase Order as a ‘disused cricket ground’12. It is understood 
that prior to this, the site was used by Staley St Paul’s Cricket Club, which is now located at Gorse Hall 
Road, Dukinfield SK16 5HN. Staley St Paul’s Cricket Club took over the new ground at Gorse Hall Road 
from Stalybridge Cricket Club when it folded. Research indicates that the pitch within the land plot has been 
disused for at least 14 years and the Highway’s England’s project team has been informed by the landowner 
that crops are planted within the area that was once used for cricket, and have been for some time. 
 
Further evaluation: 
Further evaluation of the disused cricket pitch, part of Land plot 1116 (‘the Site’), confirms the following: 

 

• The Tameside Playing Pitch Strategy 201013 did not list the Site to the rear of Four Lanes as a 
cricket pitch; only the following three sites within Longdendale (where the Site is located) were 
included in the Strategy: Broadbottom CC, Mottram Road; Mottram CC, Broadbottom Road; and 
Spring Street. 

• The Tameside Playing Pitch Strategy 2015-2025 (2016)14 does not list the Site. 

• The TMBC Unitary Development Plan (2004), as shown on the UDP Proposals Map15, does not 
designate or allocate the Site as a playing field. The Site falls within a wider Green Belt designation. 

 

 

 

 

 

 

12 Highways | The Gazette 

13 PPG17 Sports Facility Assessment (tameside.gov.uk) 

14 Tameside Playing Pitch Strategy.pdf 

15 Tameside UDP Site (addresscafe.com) 
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• The TMBC Open Space, Sport and Recreation Review 201816 identifies the Site’s typography to 
be ‘Natural space and countryside’, with its primary purpose described as ‘wildlife conservation, 
biodiversity and environmental education and awareness’. The Site is not identified as land for 
Outdoor Sport/ Recreation. 

• A review of TMBC’s online planning application system17 identifies there is no recent planning 
history for the Site. The last planning history for the Site was a retrospective planning permission 
granted in 1999 for the extension to the cricket pavilion and surfacing works to the car park (Planning 
reference 99/20858/FUL) and telecommunications pre- application consultations (Planning 
reference 99/20859/NCD), also in 1999. 

• Historic Google Earth mapping (see below) identifies that the cricket pitch was no longer in use by 
September 2005, with the pitch overgrown at that stage and scrub developing. This disused state 
is further highlighted in aerial imagery from June 2009. 

 

 

 

 

16 https://www.tameside.gov.uk/TamesideMBC/media/Planning/Tameside-OSR-Full-Combined- 
document.pdf 

17 Map Search (tameside.gov.uk) 
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• Google Earth imagery from June 2018 clearly shows the Site is being used for agricultural purposes, 
with information provided to Highways England confirming that crops have been grown on the Site 
for a number of years. 

 

• Recent photographs of the Site (February 2021) clearly show that the cricket pitch is overgrown, 
no longer in use as a playing field and now used for agricultural purposes. 
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Conclusion 

There is clear evidence from a variety of sources that the Site has not been used as a cricket pitch for 
more than 14 years and does not support any other public recreation. The former use has lapsed, and 
the Site is clearly not suitable for cricket or any other sports. The pitch is illegible and overgrown, the 
pavilion is derelict, and no parking facilities or formal access now exists. It is now considered to be 
agricultural land. The Site’s primary value has been identified by TMBC as supporting Green Belt 
purposes and wildlife conversation /biodiversity. 

In summary, the Site is agricultural land which has not been used as a playing pitch for a significant 
period of time and would require substantial expenditure to be developed as in/formal cricket pitch. 
Therefore, the Site is not considered to be COSA or a playing pitch. 
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Land Plot 1170 
 

Location 
 

Land plot 1170 is shown towards the right centre of Plot Identification Sheet 2 of 4 (Drawing Reference. 
GH-140269001-PIP-2002 Rev. P04) with an aerial screenshot18 and extract of the map19 provided below. 

 
The land plot is situated along the east and north of Old Hall Lane. 

 

Characteristics 

 
This land plot comprises an elongated tree belt, including root protection areas and smaller vegetation. The 
land generally slopes towards Old Hall Lane and its junction with Tollemache Close. The land is enclosed 
with barbed wire fencing, however there is evidence that it is used by the public as litter and footprints were 
evident on the site visit. A PRoW runs adjacent to the western boundary of the Site, along Old Hall Lane. 

 
Further evaluation 

 
Further evaluation of the land confirms the following: 

 

• The TMBC Unitary Development Plan (2004), as shown on the UDP Proposals Map20, does not 
designate or allocate the land. The land falls within a wider Green Belt designation, with the 
Safeguarded Highway Route (PRoW) running through (see below). 

 
 
 

 

 

 

18 Mottram in Longdendale - Google Maps 

19 Plot Identification Sheet 2 of 4 (Drawing Reference. GH-140269001-PIP-2002 Rev. P04) 

20 Tameside UDP Site (addresscafe.com) 



23 Tameside Maps 
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• The TMBC Open Space, Sport and Recreation Review 201821 identifies the land’s typography to 
be ‘Natural space and countryside’, with its primary purpose described as ‘wildlife conservation, 
biodiversity and environmental education and awareness’. 

• A review of TMBC’s online planning application system22 identifies there is no recent planning 
history for the land. 

• TMBC Tree Preservation Order (TPO) mapping23 identifies the trees in the northern part of the land 
plot (beyond the junction of Old Hall Lane and Tollemache Close) are covered by a group TPO 
(TPO Reference W2). 

• Photographs show that the land is fenced off with barbed wire and slopes towards Old Hall Lane 
and Tollemache Road (see below). A PRoW runs north to south adjacent to the land plot, along Old 
Hall Lane. 

 

 
 

22 Map Search (tameside.gov.uk) 
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Conclusion 
 

There is evidence that the land is fenced around its perimeter with barbed wire (the fence has been 
knocked down in some places but is still present). It is therefore not publicly accessible and does not 
support public recreation. The Site is heavily vegetated and is considered to be woodland/vegetation, 
with a group TPO. The land’s primary value has been identified by Tameside MBC as supporting 
Green Belt purposes and wildlife conversation /biodiversity. 
The land is not considered to meet the COSA criteria. 

 
 

Land Plots 1178 and 1179 (amended to plots 8/2, 8/3 and 8/4 in the Book of Reference)  
 

Location 
Land plots 1178 (yellow) and 1179 (pink) are shown at the bottom, centre of Plot Identification Sheet 2 of 4 
(Drawing Reference. GH-140269001-PIP-2002 Rev. P04) with an aerial screenshot24 and extract of the map25 
provided below. 

 
The land plots are situated off the junction of Hyde Road/ Mottram Moor/ Stalybridge Road/ B6174, at the 
corner of Hyde Road and Stalybridge Road, between residential properties at No. 2 Hyde Road and No. 7 
Stalybridge Road. 

 

 

Characteristics 

 

24 Mottram in Longdendale - Google Maps 

25 Plot Identification Sheet 2 of 4 (Drawing Reference. GH-140269001-PIP-2002 Rev. P04) 
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The land plots include highway and an area of open hardstanding/paved with benches. The paved area, at 
the corner of Hyde Road/ Stalybridge Road, is not considered to be within the highway boundary. The 
adjacent highway land immediately to the north (part of land plot 1179 coloured pink) also includes a section 
of the paved area, which accommodates seating and public art. 

 
Further evaluation 

 
Further evaluation of this part of the land confirms the following: 

 

• The TMBC Unitary Development Plan (2004), as shown on the UDP Proposals Map26, does not 
designate or allocate the land. The land falls within the wider Mottram Conservation Area. 

• The TMBC Open Space, Sport and Recreation Review 201827 identifies the land’s typography as 

‘Township’, within the township boundary of Longdendale. There are no additional typographies for 
the land. 

 

• A review of TMBC’s online planning application system28 identifies there is no recent planning 
history for the land. 

 

 

 

26 Tameside UDP Site (addresscafe.com) 

 
 

28 Map Search (tameside.gov.uk) 
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• The below photograph of the land shows its proximity to highways land, the hardstanding/paved 
area and bench/seating. The land immediately adjacent to the north which is highways land 
includes a continuation of the paved area, further bench/seating, and an information board. 

 

 

Conclusion 
 
The land plots have been renamed in the Book of Reference and are now named 8/2, 8/3 and 8/4.  

 
This area is not considered to be part of the highway. The land is open and publicly accessible, with a 
hardstanding/paved area, public art, and seating. 

 
The land is considered to be COSA and will be required with regards to the widening of the existing highway.  
 
 
Land Plots 1211 and 1218 

 

Location 
 

Land plots 1211 and 1218 are adjacent to one another, towards the right, top of Plot Identification Sheet 3 of 
4 (Drawing Reference. GH-140269001-PIP-2003 Rev. P06), with an aerial screenshot29 and an extract of 
the map30 provided below. 

 

This land runs along Mottram Moor, from the west of Coach Road, past the Junction with Wedneshough, 
towards the war memorial. 

 

29 Mottram in Longdendale - Google Maps 

30 Plot Identification Sheet 3 of 4 (Drawing Reference. GH-140269001-PIP-2003 Rev. P06) 
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Characteristics 
The land plots are predominantly highway (Mottram Road, including the junctions with Coach Road and 
Wedneshough Road), with a footway running adjacent and an area of highway verge. 

 
Further evaluation 
Further evaluation of the land confirms the following: 

• The TMBC Unitary Development Plan (2004), as shown on the UDP Proposals Map31, does not 
designate or allocate the land. The land falls within a wider Green Belt designation. 

 

 

31 Tameside UDP Site (addresscafe.com) 
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• The TMBC Open Space, Sport and Recreation Review 201832 identifies the land’s typography as 
‘Township’, within the township boundary of Longdendale. There are no additional typographies for 
the land. The land to the north of the land plot is Wedneshough/ Wedneshough Green which is 
identified as Amenity Space. 

 

• A review of TMBC’s online planning application system33 identifies there is no recent planning 
history for the land. The land is mostly shown as road and hardstanding. 

• Photographs of the land show the highway (Mottram Moor and the junctions with Coach Road and 
Wedneshough), with the footway running adjacent and small area of highway verge. The land 
adjacent to the north in Wedneshough/ Wedneshough Green. 

 

 

 

 

 

 

 

 

32 https://www.tameside.gov.uk/TamesideMBC/media/Planning/Tameside-OSR-Full-Combined- 
document.pdf 

33 Map Search (tameside.gov.uk) 
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Conclusion 

 
This land is predominantly highway and footway, with an area of highway verge running adjacent. 
Highways England has amended the DCO/red line boundary in this area to ensure that it matches the 
highway boundary and no open space is taken, particularly given the sensitivities around potential 
impacts on the war memorial. 

 
Possible COSA land has been removed from the Scheme in this area. 

 
 

Land Plots 1134 and 1127 (amended in the Book of Reference to plots 2/6, 3/3a and 3/30) 
 

Location 

 
Land plots 1134 and 1127 are shown towards the top, centre of Plot Identification Sheet 2 of 4 (Drawing 
Reference. GH-140269001-PIP-2002 Rev. P04) with a screenshot provided below34. 

 
The land plots are situated to the immediate east of Roe Cross Road, running northwards from the 
junction of Rose Cross Road and Old Road. 

 

Characteristics 

The land plots include highway, footway/pavement, plus a narrow, grassed highway verge with a bus stop 
and bench. The footway runs north to south along Roe Cross Road from the Junction with Old Road, with 
the highway verge adjacent and Mottram near Old Road bus stop located towards the centre of land plot 
1134. 

Further evaluation 

 

34 Mottram in Longdendale - Google Maps 
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Further evaluation of the land confirms the following: 

• The TMBC Unitary Development Plan (2004), as shown on the UDP Proposals Map35, does not 
designate or allocate the land. 

 

• The TMBC Open Space, Sport and Recreation Review 201836 identifies the land’s typography to 
be ‘Township’, within the township boundary of Longdendale. There are no additional typographies 
identified for the land. 

  

• A review of TMBC’s online planning application system37 identifies there is no recent planning 
history for the land. 

• Photographs taken during a recent site visit (shown below), identify that the land may potentially 
constitute open space. A bench/seated area is located in the southern part of the land, off the 
junction of Roe Cross Road and Old Road, just outside the green area. 

 

 

 

 

35 Tameside UDP Site (addresscafe.com) 

 
 

37 Map Search (tameside.gov.uk) 
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Conclusion 
 

The land plots have been renumbered in the Book of Reference to plots 2/6, 3/3a and 3/30. 
 
Evidence from TMBCs various interactive mapping services does not suggest that this is COSA land, 
however a site visit indicated that there is bench on this publicly accessible site, that could support low 
level recreation. 

 
The Site is therefore considered to be COSA land and will be required to support the widening of the existing 
highway.  
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Overall Conclusion 

Land plots Conclusion 
1116 Not COSA land – no public access, agricultural land 
1170 Not COSA land – no public access 
1178/1179  
BoR Plots  
8/2, 8/3 and 8/4 

COSA land requirement is required to support works to the existing highway and for 
road widening.  

1211/1218 Not required – Scheme boundary moved 

1134/1127 
BoR Plots 
2/6, 3/3a and 
3/30 

COSA land requirement is required to support works to the existing highway and for 
road widening 

 

Of the eight land plots assessed in more detail, four are considered to be categorised as COSA land. 

 
Two land plots (plots 1178 and 1179, BoR plots 8/2, 8/3 and 8/4) are required to support works 
to the existing highway. 

 
Two land plots (plots 1134 and 1127 BoR plots 2/6, 3/3a and 3/30) are required on a permanent basis; 
however, the sections of land required are very small and are very close to the highway.  
 
The extract from the SoR [TR010034/APP/4.1] demonstrates that replacement land is not required as the 
COSA land is to be taken for the widening of the existing highway and the giving of land in exchange is 
unnecessary.  
 

Land plots Size (sq metres) Current Use 
2/6 27 Highway verge 
3/3a 242 Highway verge (woodland in larger plot) 
3/30 4  Open space/paved area 
8/2 95 Paved area, footway and statue 
8/3 81 Paved area, footway and statue 
8/4 24 Paved area and highway 
TOTAL 473 or 0.047  
 

The land considered to be COSA totals 0.047 hectares of land to be permanently acquired. 
 
This report was sent as a letter to Tameside MBC and High Peak BC. High Peak BC requested that its 
relevant planning policy was added to the document, which has been completed  
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APPENDIX A: Current Land Use 
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Table A2: Non-COSA land plots, including Land Plot references 

 

Land Use/Typography No. of land plots Land Plot Reference 

Residential 48 1117, 1119, 1120, 1121, 1122, 1123, 1124, 1125, 
  1126, 1130, 1131, 1132, 1133, 1135, 1136, 1137, 
  1138, 1139, 1140, 1141, 1142, 1143, 1144, 1145, 
  1146, 1147, 1149, 1150, 1151, 1152, 1153, 1154, 
  1155, 1158, 1159, 1160, 1162, 1163, 1164, 1165, 
  1166, 1167, 1168, 1169, 2000, 2010, 2040, 2041 

Road 21 1100, 1103, 1105, 1106, 1109, 1157, 1161, 1203, 
  1212, 1217, 1225, 1226, 1228, 1229, 2002, 2003, 
  2006, 2022, 2023, 2026, 2048 

Road/footway 9 1114, 1197, 1204, 1206, 1207, 1208, 1209, 1210, 
1221 

Road/cycleway/commercial 1 2068 

Road/ bus stop 2 1201, 1202 

Road (forming bus stop) 
and footway 

1 1177 

Road, residential 1 2047 

Footway 7 1193, 2011, 2025, 2027, 2028, 2029, 2052 

Footway/road/bus stop 1 1198 

Footway/footbridge 1 1227 

Footway/paved area 1 1180 

Hardstanding 1 1172 

River 2 1236, 2058 

Electricity sub-station 1 1200 

Total 97  
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Table A3: Land Use/Typography for potential COSA land plots, including Land 
Plot references, for further investigation/proforma development 

 

 

Land Use No. of land plots Plot/ Plot number 

Agricultural land 16 1171, 1174, 1176, 1184, 1199, 1216, 1231, 1237, 1239, 
1241, 2013, 2014, 2016, 2021, 2060, 2065 

Agricultural land, including 
former access 

1 2008 

Agricultural land, pylon 1 1115 

Agricultural land, shrubs 1 1111 

Agricultural land, farm 
track 

2 1238, 2015 

Agricultural land, pony 
paddock 

2 1116, 1118 

Predominantly agricultural 
land 

1 1173 

Field, former field 
entrance 

9 1192, 1195, 1196, 1205, 2019, 2020, 2044, 2045, 2066 

Footway, highway verge 
and bus stop 

1 1134 

Footway, road, verge 1 1223 

Greenfield land, adjacent 
track 

1 2012 

Hard standing 2 1178, 1179 

Highway verge/vegetation 3 1234, 2062, 2064 

Riverbank/vegetation 1 2067 

Road, highway verge 3 1113, 2061, 2063 

Road, highway verge, 
footway, cycle path 

1 1104 

Road, footway, vegetation 1 1194 

Road, footway, verge 2 1127, 1218 

Road (predominantly road 
with some footway, grass 
verge and bus shelter) 

1 1211 

Road, roundabout, 
highway verge 

1 1110 

Vegetation 5 1232, 2034, 2042, 2043, 2056 

Vegetation, river 1 1233 

Vegetation, trees/field 1 1214 

Vegetation – tree cover 1 1170 

Vegetation, pond 1 1230 

Woodland/vegetation 3 1215, 2038, 2039 

Woodland 1 2059 

Total 64  
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APPENDIX B: COSA Assessment Proformas 
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APPENDIX C: Aerial Photographs1 of Land 

Plots 

Plot 1104 

 

Plot 1110 

Plot 1111 

 

 

1 Google Maps 2021 (Image capture August 2018) 
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Plot 1113 

 

 

Plot 1115 
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Plot 1116 

 

 

Plot 1118 
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Plot 1127 

 

 

Plot 1134 

 

Plot 1170 
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Plot 1171 

 

Plot 1173 

 

 

Plot 1174 
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Plot 1176 

 

 

 

Plot 1178 and 1179 
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Plot 1184 

 

Plot 1192 

 

 

Plot 1194 
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Plot 1195 

 

 

Plot 1196 

 

Plot 1199 
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Plot 1205 

 

Plot 1211 

 

Plot 1214 
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Plot 1215 

 

Plot 1216 

 

Plot 1218 
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Plot 1223 

 

 

Plots 1230 and 2034 

 

 

Plot 1231 
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Plots 1232 and 1233 

 

 

Plot 1234 

 

Plot 1237 
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Plot 1238 

 

 

Plot 1239 

 

Plot 1241 
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Plot 2008 

 

Plot 2012 

 

 

 

Plots 2013 and 2014 
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Plot 2015 

 

 

Plot 2016 

 

 

Plot 2019 
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Plot 2020 

 

 

Plot 2021 

 

 

 

Plot 2034 
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Plot 2038 and Plot 2039 

 

 

Plots 2042, 2043, 2056 

 

 

Plot 2044 
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Plot 2045 

 

 

Plot 2059 

 

Plot 2060 
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Plots 2061, 2062, 2063, 2064 

 

Plot 2065 
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Plot 2066 

 

 

Plot 2067 
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APPENDIX D: Project Team Site Photos2 

Plot 1104 

 

 

Plot 1134 

 

 

Plot 1170 

 

 

2 Including Google Maps 2021 
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Plot 1223 

 

Plots 1230 and 2034 

 

 

Plot 1232 
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Plot 1233 

 

Plot 1234 

 

Plot 2008 
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Plot 2013 

 

 

Plot 2019 

 

 

Plots 2042 and 2043 
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Plot 2056 

 

Plots 2061, 2062, 2063, 2064 

 

 



 

 

Plot 2068 
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1.1 Introduction  

1.1.1 The purpose of this Strategy is to set out Highways England’s approach to 
addressing the uncertainty arising from the COVID-19 pandemic with respect to 
the A57 Link Roads Scheme (the Scheme). This strategy is informed by the 
guidance in the document prepared by the Department for Transport (DfT) ‘A 
route map for updating Transport Appraisal Guidance (TAG) during uncertain 
times’ issued in July 2020. During 2020, a number of unexpected events have 
occurred on the national and global stage that have the potential to have a 
bearing on transport scheme appraisals. The following are of particular 
significance.  

Revised Economic and Fiscal Outlook  

1.1.2 As part of the Spring Budget of 2020, the Office for Budgetary Responsibility 
(OBR) published a revised economic and fiscal outlook and associated forecasts 
of the UK economy in the long-term (this budget was completed pre COVID-19). 
On 14th July 2020, OBR published the 2020 Fiscal Sustainability Report (FSR), 
updating medium-term growth forecasts to 2025 to take into account COVID-19 
impacts known at that time. The implications of these forecasts for appraisal is 
that forecast productivity and income growth is projected to be significantly lower 
than those previously published.  

COVID-19 Pandemic  

1.1.3 The uncertainty around future travel behaviour brought about by the COVID-19 
pandemic, makes it more challenging to assess which investment options may 
provide the best returns for the taxpayer. There is a need to consider how best to 
accommodate this uncertainty in appraisal and provide consistency across the 
local, regional and national portfolios.  

Net Zero Carbon 

1.1.4 In 2019, the UK passed laws to require the UK to bring all greenhouse gas 
emissions to net zero by 2050. The DfT’s document Decarbonising Transport: 
Setting the Challenge published in March 2020 sets out the ambition to ensure 
that transport delivers its contribution to meeting this target. This is likely to have 
significant implications on the emissions mix of the future vehicle fleet and the 
way that transport infrastructure is provided to facilitate these aims. This will 
require that impacts on carbon are appropriately assessed and valued.  

1.1.5 In combination, these represent a significant challenge for forecasting and 
appraisal methods as new guidance becomes available and outcomes are less 
certain. For example, the COVID-19 pandemic has resulted in a dramatic 
reduction in personal travel in the short term following the introduction of 
restrictions in March 2020. In the longer term, the impacts of COVID-19 are 
unknown but will continue to be felt in response to the downturn in economic 
activity, changes in working patterns and in the way people will travel. 

1.1.6 At the time of writing, social restrictions remain in place and it is impossible to 
determine the length of time it may take for travel behaviour to stabilise following 
the lifting of restrictions. Furthermore, it is likely to be a significant length of time 
before longer term trends are fully understood. Therefore, in the meantime, 
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forecasting future growth is likely to have higher levels of uncertainty and will 
need to be conducted against emerging guidance. 

1.2 Department for Transport Route Map  

1.2.1 As a response to these challenges, in July 2020 the DfT published ‘A route map 
for updating TAG during uncertain times’. This sets out how the appraisal 
framework should adapt and take account of these future trends in relation to the 
evidence base or methods used within the Transport Analysis Guidance (TAG).  

1.2.2 The route map acknowledges that change will have to be a managed process. 
The strategy set out in the route map seeks to balance the risk of disruption to 
ongoing analytical work with having the best available evidence to support 
decision making. It recommends that this should be achieved by progressively 
improving the evidence base, starting with a series of initial recommendations, 
followed by addressing a number of longer-term challenges that require further 
research. 

1.2.3 It is expected that revised TAG guidance will be released in 2021 (however a 
specific date is not available at this time). Subsequent updates will be released 
as and when issues are resolved through research and consultation.  

1.2.4 However, in advance of the revised TAG guidance, the route map has identified 
two changes recently introduced by the DfT:  

 The guidance on an interim approach for using carbon values provided by the 
Department for Business, Energy and Industrial Strategy (BEIS); 

 The incorporation of the latest OBR long-term economic growth forecasts.  

1.2.5 The route map advises that where appraisals have already been conducted the 
impact of the new OBR economic growth forecasts and use of high carbon 
values, which place a higher value on carbon emissions, should be considered 
through sensitivity testing before formal changes to guidance are introduced 
during 2021. This is consistent with the DfT’s Orderly Release Process that 
provides advance notice of changes to guidance to allow more certainty of the 
timetable for changes and early sight of forthcoming revisions. 

1.2.6 In parallel with the route map, the DfT published an updated Transport Appraisal 
Guidance (TAG) data book. This incorporated the updated values relating to the 
long term projections of employment and economic growth issued by the OBR in 
March 2020, and the further projections issued in July 2020 as part of the FSR 
Report of the medium-term impact of COVID-19 on the economy to 2025. The 
route map advises that these values should provide the basis for sensitivity 
testing. 

1.3 Implications for the Scheme Appraisal 

1.3.1 The forecasts and economic appraisal for the Scheme were completed after 
publication of the DfT route map and the revised economic growth projections.  

1.3.2 Since the scheme’s forecasts were made after the release of the guidance in 
July 2020, the scheme assessment uses the revised growth projections for 
economic performance.  

1.3.3 As advised by Highways England’s Transport Planning Group (TPG), the revised 
economic growth has been used as the scheme’s core scenario with the high  
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carbon values used as a sensitivity test, which applies a higher set of carbon 
values to emission changes calculated for the central growth case.  

1.3.4 It should be noted that the DfT provides travel demand forecasts for use in 
transport modelling through its National Trip End Model (NTEM) data set. It is 
understood that these will be updated during 2021 to align with the latest national 
population projections and economic growth forecasts and included in a further 
release of TAG. While the NTEM will provide updated forecasts of future growth 
based upon the latest evidence, these are unlikely to be issued until later in 
2021.  

1.3.5 The anticipated sensitivity test related to modified growth projections  from 
National Trip End Model (NTEM) is likely to have a greater impact on the 
Scheme economics than the change in appraisal values. While the benefits in 
the economic appraisal are likely to reduce, given an adjusted Benefit Cost Ratio 
(BCR) of 2.45 has been demonstrated, it is anticipated that the overall BCR will 
remain above 1.5, i.e. benefits would be significantly greater than costs. 

1.3.6 Given the timing of the release of the further information required to conduct the 
sensitivity test, it is considered that undertaking a sensitivity test in line with the 
guidance set out in the DfT Route Map following acceptance of the DCO 
application represents a reasonable and proportionate approach to assessing 
the impact of these recent changes in projections of economic growth. 

1.3.7 It is expected that further guidance will be released by the DfT during 2021 that 
will seek to address some of the emerging issues. While it would be the intention 
to monitor and review emerging guidance, a judgement will need to be taken by 
Highways England, in consultation with the Planning Inspectorate and other 
stakeholders, to determine whether further sensitivity testing is appropriate and 
proportionate. 
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1.3 Site visit 

1.3.1 A site visit was undertaken on 29th January 2021 by the planning and 
environment team. Weather conditions were light rain following local flood alerts. 
Ground conditions were very wet and muddy underfoot, particularly on informal 
surfaces. The key observations from the site visit are summarised in section 1.5, 
with section 1.6 illustrating the conditions of the PRoW.  

1.4 Assessment 

1.4.1 The PRoWs were assessed against the following criteria: 

1. Distance 

2. Walking time 

3. Walking directions 

4. Path condition 

5. Surface width 

6. Severance 

7. Gradient 

8. Conclusion 
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1.6 PROW Conditions  
The photographs below illustrate the routes and conditions of the PROWs assessed during the site visit, as described in Section 1.3.  

 

 

Facing south on Old Hall Lane  
Facing south on Edge Lane, near Old 
Mill Farm 

Facing east on LON/46/30 (Edge Lane) 
towards LON/52/10  Walking south on LON/46/30 
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Facing east on LON/46/30, towards 
LON/51/20  

 

Facing Carrhouse Lane, on LON/92/10 

 

Ground conditions on LON/92/10 

 

Ground conditions of LON/90/10,  
just off Woolley Lane 

    

 

 

 

 

 

 

 

Ground conditions of LON/90/10, near Woolley   
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Lane Facing south on LON/90/10 
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1.7 Conclusion 

1.7.1 All PRoWs affected by the Scheme are listed in Section 1.5, with details provided 
of the current path conditions and location. Each PROW and the potential 
diversions identified have been assessed with regard to distance, time to walk 
route, path condition, surface width, potential for severance, gradient, and 
desirability.  

1.7.2 A proposed diversion (Diversion 1) is provided for each PROW affected. In all 
cases this is the new replacement provision provided by the Scheme. 
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