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Guy Titman

From: Guy Titman
Sent: 14 December 2020 14:03
To: 'Finlay.Dampier@environment-agency.gov.uk'
Cc: 'richard@smallbrook-environmental.co.uk'; 'Shane.Harrison@casey.co.uk'; 

'neil.pickering@casey.co.uk'; 'lucy.bradley@casey.co.uk'
Subject: Hareshill - Environmental Permit Number EPR/CB3738AC - Revised Waste Recovery Plan
Attachments: Link Road Benefits Report.pdf

14 December 2020 

Dear Finlay 

Hareshill - Environmental Permit Number EPR/CB3738AC - Revised Waste Recovery Plan 

Thank you for your email of 26 November 2020 in which you raised several questions on the revised Waste
Recovery Plan for the site. We note that your questions relate to clarification that the planning permission
provides specific obligations in respect of the consented development. We have the following comments on
the questions raised. For clarity we have reproduced below in blue italic font the questions raised in your
email and provide our responses below to each of the questions raised. 

1. Why is the landowner developing the link road for the mixed-use development? What is the reason/benefit
for the works being carried out for the landowner?

My understanding is that the link road is a necessary component of the wider development, and the planning
permission requires the link road to be built. However, a development can be allowed under planning but
isn’t necessarily required. If the development is carried out then the building of the link road, as agreed is
needed to support the wider development – if it does go ahead it needs to be done in a certain way. This
doesn’t mean that the development has to happen, or that it will.  

Therefore the question is “would the development go ahead with non-waste if waste were not available?”
Whilst the nuance of this WRP doesn’t align with this, the principle remains the same: Would the development
return X profit using non-waste? If so, then the whole scheme (including the link road) would need to be
completed to realise that profit.  

What isn’t clear is why the owner of the initially planned equestrian centre required to complete the works for
the link road on their land to support another develop/landowner? We’d need a demonstration that the
development would go ahead and the person doing the work would benefit from what needs to be done.
Questions 2-4 should help clarify this as well. 

Before responding to the question raised it is important to be aware that no waste will remain in the area the
subject of Environmental Permit reference EPR/CB3738AC (the permit) in the footprint of the link road. The
only reason it is necessary to address the link road in the revised Waste Recovery Plan (rWRP) is because
the footprint of the link road overlaps the area the subject of the permit hence is the subject of the existing
WRP. As part of the construction of the link road all waste which has been deposited pursuant to the permit
in the area of the link road will be removed hence the ground levels will reduce and be inconsistent with the
ground levels the subject of the approved WRP. When the waste in the footprint of the link road in the area
the subject of the permit has been removed an application will be submitted to surrender this area of the
permit. 

The ‘reason/benefit’ of and need for the link road cannot be overstated. As explained in the introduction to
the attached ‘Link Road Benefit Report’ prepared by Mouchel in August 2017 in support of the application
for planning permission reference 16/01399/HYBR (the planning permission):- 
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‘Principally the link road will unlock 1.45 million square feet of new employment land which 
provides significant economic benefits to the area, including the provision of 2400 on-site 
full-time jobs, 450 off-site full-time jobs and generating £175 million Gross Value Added 
(GVA) per annum across the development.’ 

 
The 1.45 million square feet of new employment land referred to in the ‘Link Road Benefit Report’ is the 
employment use development the subject of the planning permission. Were it not for the link road it would 
not be possible to develop the employment use and other uses that are the subject of the planning permission
for the South Heywood development outside the boundary of the site (up to 1,000 new homes, community
facilities etc). Accordingly, there is an obligation by virtue of the conditions in the planning permission to
provide the new link road such that the employment use development can be unlocked in much the same
way as restoration proposals for mineral workings which are the subject of planning conditions are obligations
which unlock the mineral reserves. It is self-evident that as the landowner of the land which will be the subject
of the employment use development P Casey Enviro Ltd will benefit from the link road as it will ‘unlock’ the 
employment use development. 
 
In addition to the obligations in the planning permission which are specific to the site the subject of the rWRP,
it is summarised in the Executive Summary to the ‘Link Road Benefit Report’:- 
 

‘Provision of the new link road to access South Heywood is a key priority for a number of 
bodies, including Greater Manchester Combined Authority (GMCA), Transport for Greater 
Manchester (TfGM), and Rochdale Borough Council (RBC). Planning policy at a local and 
regional level has long since recognised the role of South Heywood in supporting the 
Borough’s employment aspirations and the need to improve access to the area. The 
delivery of a link road to open up land for employment here is a long held policy aim and 
aligns with a range of current and emerging planning and transport policies at all levels.’ 

 
2. Does the council require the landowner to build the link road or are they allowing them to do it? Is Rochdale
council imposing this condition on the landowner/developer or is the landowner/developer approaching the
council for this planning permission? 
 
As explained above Rochdale Council ‘require’ the construction of the link road to facilitate the employment
use development hence are imposing the planning conditions relevant to the link road. Were it not for the
link road the employment use development would not be possible. The link road is an obligation pursuant to
the planning permission and Rochdale Council are the entity that is procuring and delivering the link road. 
 
3. Is the equestrian business receiving a compensation for the altered works, or is this the same
developer/landowner who is changing the use of land? 
 
We are unclear of the relevance of the ‘equestrian business’ and ‘compensation’. No contractual obligations
exist between the landowner and a third-party equestrian business/operator and the site was not completed
to achieve the equestrian end use specified in the WRP as the proposals for the development of the link road
and associated employment development came forward and superseded the need for the equestrian centre
at this location. The land the subject of the permit is in the freehold ownership of the permit holder and as
such compensation is not relevant to the change of use from an equestrian centre to the employment use 
and link road.  
 
4. Is the same developer/landowner involved in the wider development? 
 
As explained above, the area the subject of the permit is in the freehold ownership of the permit holder and
there are numerous other landowners involved in the wider development the subject of the planning
permission. All land the subject of the planning permission including the area the subject of the permit is the
subject of Option Agreements with the developer, Russell Homes Limited. The Option Agreements are being 
exercised as the land is brought forward in a coordinated way through a single Section 106 Agreement.  
 
We trust that our responses to your questions address fully the questions raised. Should you have any further
queries or need any further information please do not hesitate to contact us. 
 
Regards 
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Guy 
 
Attachment: - Link Road Benefits Report 
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Baddesley Colliery Offices 
Main Road 

Baxterley 
Atherstone 

Warwickshire 
CV9 2LE  

Telephone: (01827) 717891  
Fax: (01827) 718507 

 
Established in 1983 

Over 35 years of reliability in a changing environment 
We extend to all our clients and colleagues our best wishes for a Happy Christmas and shared hopes
for a much improved New Year. 
Our offices will be closed from 5pm on Wednesday 23 December 2020 and will reopen at 8.30am on
Monday 4 January 2021. 
An emergency telephone response service will be in operation for 24, 29, 30 and 31 December 2020. 
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Limitations 

This report is presented to Russell Homes in respect of South Heywood Link Road 

and may not be used or relied on by any other person. It may not be used by Russell 

Homes in relation to any other matters not covered specifically by the agreed scope 

of this Report. 

Notwithstanding anything to the contrary contained in the report, Mouchel Limited is 

obliged to exercise reasonable skill, care and diligence in the performance of the 

services required by Russell Homes and Mouchel Limited shall not be liable except to 

the extent that it has failed to exercise reasonable skill, care and diligence, and this 

report shall be read and construed accordingly. 

This report has been prepared by Mouchel Limited. No individual is personally liable 

in connection with the preparation of this report. By receiving this report and acting on 

it, the client or any other person accepts that no individual is personally liable whether 

in contract, tort, for breach of statutory duty or otherwise. 
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Executive Summary 

This Link Road Benefits Report has been prepared in support of a hybrid planning 

application that has been submitted to Rochdale Borough Council for the development 

of a new link road between junction 19 of the M62 and the employment area of South 

Heywood, together with a supporting mixed-use development including employment 

uses, housing, a new primary school, local centre, sports pitches and open space, and 

other associated works. 

Provision of the new link road to access South Heywood is a key priority for a number 

of bodies, including Greater Manchester Combined Authority (GMCA), Transport for 

Greater Manchester (TfGM), and Rochdale Borough Council (RBC). Planning policy 

at a local and regional level has long since recognised the role of South Heywood in 

supporting the Borough’s employment aspirations and the need to improve access to 

the area. The delivery of a link road to open up land for employment here is a long 

held policy aim and aligns with a range of current and emerging planning and transport 

policies at all levels.  

The link road will cost circa £20.3 million. This will be funded from a grant of £7.3 

million from the Local Growth Fund provided by Transport for Greater Manchester 

(TfGM) / Greater Manchester Combined Authority; a contribution of £1.75 million by 

Highways England to fund proposed highways, pedestrian and cycle improvements; 

with the remaining £11.25 million being funded by Russell Homes using the capital 

receipts from the sale of the proposed residential land. The private sector investment 

to the road scheme will be underpinned by the cross-funding role of the residential 

development. Figure 1-1 provides a simple overview of this relationship between the 

principal components of the development and the link road. 

 Figure 1-1 – Relationship between Development Proposal and Link Road 

 

By providing a link road connecting Hareshill Road / Pilsworth Road with junction 19 

of the M62, and thereby providing a more direct access route between South Heywood 

and the motorway network, the link road will achieve the following positive outcomes: 

• Reducing journey times, distance travelled, exhaust emissions and noise 

associated with freight and commuter traffic travelling between the motorway 

network and existing major employment areas; 
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• Helping to alleviate congestion on the surrounding motorway network, by 

providing a route to South Heywood which avoids the congested interchange 

of the M60, M62 and M66 (Simister Island); 

• Reducing traffic congestion and the inappropriate routing of vehicles in 

Heywood town centre, the Hopwood Triangle and Birch, thereby reducing the 

impact on the environment and quality of life of the town’s resident population; 

• Helping to retain and strengthen existing employment uses in the South 

Heywood area by improving vehicular access; 

• Helping to attract new employment uses, in particular industrial, manufacturing 

and distribution uses, through the improved access arrangements and the 

unlocking of additional development sites for employment uses; 

• Building of family housing (with the sale of that land in turn funding the link 

road); 

• Facilitating more sustainable access to the South Heywood employment and 

residential sites by walking and cycling, including via improved pedestrian and 

cycle infrastructure at junction 19 of the M62; and 

• Strong support from existing businesses: Correspondence from existing 

businesses has drawn strong support for the link road. A number of 

organisations have commented on how the link road will reduce costs by 

improving access for both the business and their employees, as well as 

reducing environmental impact. 

The Link Road Outline Business Case forecasts that the delivery of the link road will 

result in the following benefits:   

• Value for Money: The BCR reported in the Outline Business Case, falls into 

the ‘very high’ value for money category when considered against DfT 

appraisal guidance and including for the effects of the supporting South 

Heywood development. This is the highest value for money category. 

• Wider benefits: By improving access to South Heywood the link road will deliver 

wider benefits to the community, including jobs during construction, jobs at the 

completed new employment park; and increased household spending in the 

area:   

• An average of 180 construction jobs over an 18-year build period; 

• Once completed and occupied the employment park could create 

approximately 2,300 gross full-time jobs, with a further 100 full-time jobs 

linked to small-scale retail and 450 full-time jobs supported in the 

Borough. It is estimated that the direct GVA impact would be 

approximately £175million per annum; 

• Additional housing is forecasted to bring economic benefits through 

increased spending in the Borough and additional tax revenues: 

- £1.8million annual Council tax; 

- £10.1million New Homes Bonus; and 

- £8.3million annual household spend in the Borough. 

The economic appraisal shows a very strong economic case for the link road, which 

closely aligns with the stated outcomes of the scheme and local, regional and national 

policy guidance.  
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1 Introduction 

1.1 Overview 

This Link Road Benefits Report has been prepared by Mouchel acting on behalf of 

Russell Homes (UK) Ltd in support of a hybrid planning application that has been 

submitted to Rochdale Borough Council (‘the Council’) for the development of a new 

link road between junction 19 of the M62 and the employment area of South Heywood, 

together with a supporting mixed-use development including employment uses, 

housing, a new primary school, local centre, sports pitches and open space, and other 

associated works. 

The need and benefits associated with the new link road form a key part of the Very 

Special Circumstances Case. This report has been produced to explicitly set out and 

quantify the benefits of the proposed link road, which is a key component of the 

development proposal, representing a major investment in local highways 

infrastructure and providing direct and interrelated benefits for the area which is 

explained within the report. Principally the link road will unlock 1.45 million square feet 

of new employment land which provides significant economic benefits to the area, 

including the provision of 2400 on-site full-time jobs, 450 off-site full-time jobs and 

generating £175 million Gross Value Added (GVA) per annum across the 

development.  

The proposed link road costs circa £20.3 million. This will be funded from a grant of 

£7.3 million from the Local Growth Fund provided by Transport for Greater Manchester 

(TfGM) / Greater Manchester Combined Authority; and a contribution of £1.75 million 

by Highways England to fund proposed highway improvements and improvements for 

pedestrians and cyclists at M62 J19. The remaining £11.25 million will be funded from 

the capital receipts from the sale of the proposed residential land. The private sector 

investment to the road scheme will be underpinned by the cross-funding role of the 

supporting residential development.  

Figure 1-1 provides an overview of the relationship between the principal components 

of the development proposal and the link road. The housing will provide funding for 

the link road as well as benefits. When the link road is completed it will deliver 

significant economic benefits to existing residents and employers and unlock land for 

employment, which in turn will generate benefits through increased economic activity.   
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 Figure 1-1 – Relationship between Development Proposal and Link Road  

 

1.2 Link Road Alignment 

The figure below presents the extent of the link road and associated improvements. 

Figure 1-2 – South Heywood Link Road 

   

1.3 Link Road Background 

Provision of a new link road from junction 19 of the M62, to unlock access to existing 

and planned employment sites at South Heywood, is a key priority for a number of 

bodies, including Greater Manchester Combined Authority (GMCA), Transport 

for Greater Manchester (TfGM), and Rochdale Borough Council (RBC). The link 

road has been a longstanding aspiration of RBC and other stakeholders. The current 

planning application provides the opportunity for the road to be delivered in the short 

term. 
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In June 2013, the Department for Transport’s (DfT) Devolved Major Funding allocated 

£65.4 million of Growth Deal funding to GMCA, which received scheme proposals from 

across Greater Manchester. The link road proposal was submitted, and subsequently 

accepted as one of twelve priority schemes. It was allocated £6.8 million of funds 

(2013 prices), with the scheme considered to be crucial in delivering growth in 

employment levels and housing in what is a key growth area for the region.  

In accordance with the Growth Deal Major Scheme Capital Programme guidance 

produced by GMCA and Transport for Greater Manchester (TfGM), its inclusion in the 

Growth Deal programme ensured that the scheme was deemed to have achieved 

“Programme Entry” status. Subsequently, an Outline Business Case (OBC) was 

prepared, based on the DfT’s ‘five case’ model, i.e. a Strategic Case, Economic Case 

(Value for Money Case), Financial Case, Commercial Case and Management / 

Delivery Case. Based on the OBC, the link road was granted Conditional 

Approval in June 2016, which confirmed the GMCA’s intention to continue to 

contribute to the funding of the link road proposal at the specified budget, conditional 

on successful completion of a full business case in due course.  

During the development of the link road proposal, there has been close liaison with 

TfGM and Highways England, whose support is demonstrated by their contribution of 

£7.29 million and £1.75 million respectively, towards the link road cost (£20.3 million), 

with the shortfall (£11.3 million) being met by the applicant through the sale of the 

housing. 

1.4 Purpose of Report 

The purpose of this report is to demonstrate that the proposed link road, which forms 

a key component of the wider scheme, is fundamental to unlocking the proposed 

employment land and housing sites. The report relies on a variety of sources of data 

and evidence and draws heavily on the Outline Business Case for the link road which 

was approved for submission at Chief Officer level within the Council in April 2016 and 

subsequently awarded Conditional Approval by Transport for Greater Manchester 

(TfGM) in May 2016. 

The evidence and information contained within this report encapsulates all of the 

benefits associated with the road, why it is needed and how it fits in a policy context. 

This forms a key part in the very special circumstances case for the proposed 

development of which the link road is a central part. 

Accordingly the following chapters set out: 

• Why the Link Road is needed, including the identification of Issues & Options, 

Objectives & Outcomes; 

• The Policy and Strategy fit; and 

• Link Road benefits. 
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2 Why is the Link Road needed? 

2.1 Why is the Link Road needed? 

The need for the new link road is multi-faceted and is summarised under the contextual 

headings below.  

To overcome deficiencies in existing highways infrastructure in order to deliver 

economic growth.  The new link road unlocks the development to achieve this 

economic growth. 

Whilst South Heywood is strategically well placed in the North of England for industrial 

and distribution operators, benefitting from east west links along the ‘Northern 

Powerhouse’1 that stretches along the M62 between Liverpool, Manchester, Leeds 

and  Hull, there is no direct link from Junction 19 to the larger employment parks that 

group around Hareshill Road and Pilsworth Road, South Heywood.  

This results in heavy goods vehicles (HGVs) drivers opting to take shorter but 

inappropriate alternative routes i.e. via Heywood town centre, and residential areas 

such as Birch village and the Hopwood Triangle. This is to the detriment of the wider 

residential and business community. 

Providing the new link road will facilitate the release of a significant area of new 

employment land to accommodate 1.45 million sq.ft of industrial, warehouse and 

distribution building space. This will deliver significant economic growth, although 

there are many other economic benefits associated with the delivery of new housing, 

a local centre, a new school, sports, landscape and amenity space, that are indirectly 

yet inextricably linked to the link road.   

The growth benefits are explained further in this report. It demonstrates the substantial 

outputs that will benefit Heywood, the Borough and the North West. This reinforces 

the importance of developments such as this in delivering the Northern Powerhouse 

ambition – for the region to stand on its own two feet and contribute towards the 

prosperity of Britain.  

When compared to alternative locations which are located near to motorway junctions 

but have more direct access on to the motorway network, for example Kingsway 

Business Park (J21, M62 in Rochdale), Omega (J8, M62 in Warrington) and Logistics 

North (J4, M61 in Bolton),the South Heywood location is disadvantaged as a result of 

the long-standing issue of a lack of direct access to the motorway network via the M66 

and M62. It is therefore recognised that a new direct link from the M62 is required to 

facilitate new employment development and enable existing employment areas and 

businesses to become more competitive.  

                                                

1 The Northern Powerhouse is the Government’s ambition to bring together the great cities, towns and 
rural communities of the North of England and Wales to become a powerhouse for the British economy, 
achieving this with modern transport links, a revolutionary new style of governance and increased 
investment. A key area of the Powerhouse is that east west corridor stretching between Liverpool and 
Hull. 
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Another primary reason for the link road proposal is the retention of existing 

employment uses in the South Heywood area. This will be achieved through providing 

a more direct route to the motorway network, which reduces mileage and therefore 

reduces operation and maintenance costs to existing businesses, and improves their 

service reliability to clients by avoiding longer and congested existing routes at junction 

3 of the M66 and Simister Island. This strengthens their overall business 

competitiveness whilst enabling them to reinvest into staff, fleet, machinery, innovation 

or expansion. 

Rochdale is identified by Greater Manchester Combined Authority as being well-

placed to deliver growth and capitalise on opportunities created by the Northern 

Powerhouse 

Rochdale, and Heywood in particular, are recognised as desirable locations in the 

industrial and logistics markets. This reputation can be attributed to the following 

factors: 

• An excellent strategic position midway along the M62, which provides an east-

west link between: the urban hubs of Manchester and Leeds; the north-south 

corridors of the M6 and M1; and ports on the Mersey and Humber. Two other 

major motorways lie in close proximity, the M60 and M66. Manchester city 

centre is within 12 miles, and Manchester Airport is accessible via the 

motorway network.  

• Proximity to a large and suitably skilled pool of labour; and 

• A strong existing presence of logistics companies with shared expertise and 

ancillary support businesses located in the Borough of Rochdale and wider 

area. 

The Greater Manchester Combined Authority published ‘A Plan for Growth and 

Reform in Greater Manchester’ in 2014, the aim of which is for Greater Manchester 

to become a net contributor to the UK economy by 2020. The ‘Transport Strategy and 

Investment Plan’ which accompanies the Growth and Reform Plan sets out the major 

scheme priorities for transport measures in Greater Manchester. The ‘South Heywood 

M62 J19 Link Road’ is the first entry listed and is described as follows:  

“A new link road from M62 junction 19 to unlock access to existing and planned 

employment sites, including the Heywood Distribution Park/Simplified Planning Zone, 

and future housing and employment development in the South Heywood area.” 

The link road proposal is underpinned by the ‘Greater Manchester Strategy: 

Stronger Together’, which was published in 2013 by the Local Enterprise Partnership 

(LEP) and the Greater Manchester Combined Authority and is focussed on the 

development of key growth areas, supporting the delivery of key employment locations 

and high quality housing provision. 

As a priority scheme of the Greater Manchester Combined Authority, the link 

road proposal is therefore supported by all ten authorities from Greater 

Manchester and Transport for Greater Manchester. 
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The Core Strategy identifies the need for sites for new growth in the Borough. 

Existing business parks, such as Kingsway Business Park, have limited growth 

potential for distribution. 

The Rochdale Core Strategy (adopted October 2016) seeks to maximise the locational 

benefits of the borough and the success in recent years of certain employment sectors 

within the borough, notably logistics. The proposals for development in South 

Heywood recognise the current success of that area (i.e. Heywood Distribution Park 

and surrounding sites) and seek to build on this, to provide a high quality employment 

site for up to 1.45 million sq.ft of new employment building floor space, which 

complements neighbouring business parks, and other strategic employment 

opportunities in the borough, notably Kingsway Business Park. 

Improved journey times, reduction of traffic congestion and the adverse 

environmental impacts of traffic 

The link road should lead to reduced delays and higher average speeds for traffic 

in the local area and large transport user benefits through a combination of reduced 

journey times and reduced vehicle operating costs i.e. savings in fuel and vehicle 

maintenance.  

The link road will provide an appropriate direct and safe route to access the South 

Heywood Employment Area for both Heavy Goods Vehicles (HGVs) and light vehicles 

used by employees. This will result in a reduction in these vehicles currently 

inappropriately routing via Heywood town centre, the Hopwood Triangle and Birch, 

with consequential reductions in traffic, in vehicle noise, vehicle emissions and 

the risk of traffic collisions on these key sections of the local network. 

2.2 Issues and Opportunities 

This section describes a number of issues and opportunities which have been 

identified in relation to the case for a new link road. Later sections present the 

objectives and desired outcomes, which set out how the link road will address these. 

ISSUE 1) Lack of Direct Access to Motorway Network from South Heywood 

Employment Sites 

The lack of a direct connection to the motorway network from the South Heywood 

employment area undermines the competitiveness of local businesses and has the 

following consequences: 

• Higher vehicle running costs, for example relating to fuel and vehicle 

maintenance, as vehicles have to travel longer distances to reach premises; 

• Higher costs to employers, as drivers take longer to reach their destinations; 

and 

• Journey reliability issues due to a lack of contingency in the current highways 

infrastructure should an incident result in the M66 junction 3 / Pilsworth Road 

access route to be closed. This is known to have occurred on a number of 

occasions due to Road Traffic Accidents on the M66, M60 or M62 or through 

bad weather and has a detrimental impact on business in this area. Junction 3 

is often congested and the potential for improvements at this location are 

limited.  
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The link road provides a direct connection to junction 19 of the M62, a route 

which is approximately 8km shorter than the existing signed route via junction 

3 of the M66. The link road will therefore negate the need for vehicles to travel 

via this route and via the built-up areas of Heywood Town Centre, the Hopwood 

Triangle and Birch. Further details of the journey time benefits are provided in the 

Benefits chapter of this report. 

ISSUE 2) Congestion on M66 and Junction 18 of M60 / M62 (Simister Island) 

Due to the lack of direct access to the motorway network at junction 19 of the M62, 

the signed route for traffic accessing the South Heywood employment area from the 

east of south is via the M66, including the use of junction 18 of the M60 / M62 (Simister 

Island) and junction 3 of the M66.  

Drivers using this route can experience significant delays, particularly at Simister 

Island which has been identified by Highways England as having a key junction 

capacity issue, with vehicle speeds falling to between 31mph and 40mph on the M60 

west of this junction. In Highways England’s South Pennines Route Strategy, Simister 

Island is described as “a key node on the SRN whose poor performance in peak 

periods has significant impacts on flows / conditions over a wide (LA) area.” 

ISSUE 3) Local Traffic Issues Affecting Local Residents and Businesses 

The local highway network in South Heywood is subject to high traffic volumes and 

demand which can result in the routing of vehicles through Heywood town centre, and 

residential areas such as Birch village and the Hopwood Triangle. This is to the 

detriment of the local residential and business community. These routes are shown in 

Figure 2-1 overleaf. 

The following key local traffic issues are identified in Figure 2-1 and also summarised 

in paragraph 2.4.6 of the Transport Assessment (TA), which was submitted as part of 

the planning application for the South Heywood Masterplan Development: 

• HGV and commuter traffic travelling between the existing employment zones 

in South Heywood towards M62 J19 and the east contribute to existing delays 

and congestion on the local network. In particular, HGV drivers elect to travel 

through Heywood Town Centre (routing shown in red on Figure 2-1) rather than 

utilise the signed M62 / M66 routes (shown in pink on Figure 2-1), due to the 

frequent congestion and unreliable journey times when travelling via Junction 

18 of the M6; 

• Some rat-running by commuters and delivery vehicles has also been noted to 

occur along A6045 Heywood Old Road / Whittle Lane (albeit that HGV 

movements on Whittle Lane are prohibited via weight restrictions) and through 

Birch village to connect to M60 J19 (Blackley) (routing is shown in purple in 

Figure 2-1); and 

• Use of the more residential standard routes of Moss Hall Road (N) and Heap 

Brow to link towards the A58 Bury New Road and M66 J2 by HGVs (shown in 

blue in Figure 2-1) in preference to the strategic route of Pilsworth Road and 

M66 J3. 
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Figure 2-1 – Local Traffic Issues in South Heywood 

 

As stated in the TA, the routing of regular HGV traffic associated with the existing 

South Heywood employment zones along what are predominantly residential or 

pedestrian-focused streets has been identified as resulting in a significant impact on 

local amenity. These impacts on the local community are experienced not only through 

traffic congestion and overall network journey times, but also through the exposure of 

frontage residential properties to increased traffic related environmental impacts such 

as noise pollution and a reduction in air quality as a result of vehicle emissions. 
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OPPORTUNITY 1) Unlock Development Sites for Employment and Residential 

Use 

The construction of the new link road will enable new sites, both employment and 

residential, to be brought forward for development. This will contribute to meeting the 

forthcoming housing and employment needs of the Borough and help to achieve 

economic and housing growth targets – national and within the Greater Manchester 

Spatial Framework (GMSF). These employment sites are currently ‘locked’, as there 

is either no access at all, or the new trips generated by the additional development 

would exacerbate the existing detrimental impacts of traffic congestion and local 

amenity.  

There is a demonstrable demand for new, large, high-quality development sites for 

employment use within the region, for both existing businesses to grow into and also 

to attract new businesses. An updated Rochdale Employment Land Report is currently 

being prepared, which examines the demand for, and supply of, employment land in 

the Borough. The existing and proposed plots which are suitable for this use are 

reaching the point of full occupation and so in advance of this, there is a need for RBC 

to have identified additional suitable locations for employment use, and for these sites 

to be made available.  

In terms of housing, for the planning application seeks the delivery of up to 1,000 

homes, the sale of which will, in turn, contribute to the funding of the link road. Without 

this funding mechanism, the delivery of the link road would be very unlikely to happen.  

OPPORTUNITY 2) Complement Improvements to Strategic Road Network  

In addition to the proposed link road, there are other committed improvement schemes 

on the strategic network in northern Greater Manchester, which are likely to further 

improve the flow of traffic and thereby further enhance the location of South Heywood. 

These improvements are summarised below:   

• M62 J18-20 Smart Motorways, due to open in Autumn 2017: Additional 

capacity provided by the provision of a 4 lane All-Lane Running (ALR) between 

junction 18 and 20 in both directions, with the intention of reducing congestion 

and improving journey time reliability to support growth along the route and 

throughout the north of England; and 

• M62 J19 Roundabout & Slip Road Improvements Pinch Point Scheme, to be 

implemented following completion of the M62 J18-20 Smart Motorway 

improvement. 

RBC is working closely with Highways England in order to ensure a coordinated 

approach to traffic and highway improvements in the borough. Highways England is 

fully supportive of the link road proposal and has formally committed to provide RBC 

with £1.75 million of funding for improvements at junction 19 of the M62, comprising 

£1.5m for the proposed highways improvements and £250,000 to fund proposed 

improvements for pedestrians and cyclists. 

As such, the link road, together with Highways England’s committed schemes 

on the M62 will provide an improvement for traffic using the Strategic Road 
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Network in the vicinity of South Heywood, enabling quicker, more reliable 

journeys. In addition, pedestrians and cyclists will benefit from the Toucan 

crossing provision at junction 19 of the M62 and the facilities provided on the 

link road itself, including a segregated pedestrian / cycle path along its entire 

length. 

2.3 Objectives and Outcomes 

2.3.1 Scheme Objectives 

The following objectives were identified for the link road as part of the preparation of 

the Outline Business Case:  

Figure 2-2 – Link Road Objectives 

 

In terms of the objectives listed above, the following table sets out how these align 

with the issues identified in section 2.2. 

Table 2-1 – Alignment of Objectives with Identified Issues  

Identified Issues / Opportunities 

Objectives 

A B C D E F 

Issue 1 - Lack of Direct Access to Motorway Network from South 
Heywood Employment Sites 

   
   

Issue 2 - Congestion on M66 and Simister Island       

Issue 3 – Local Traffic Issues       

Opportunity 1 – Unlock Development Sites for Employment and 
Residential use 

   
   

Opportunity 2 – Complement Improvements to Strategic Road Network       
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2.3.2 Scheme Outcomes 

By providing a connection from Hareshill Road / Pilsworth Road to junction 19 of the 

M62, and thereby providing a more direct access route from South Heywood to the 

motorway network, the link road will address the identified issues, support the 

identified opportunities, and achieve the following outcomes: 

 

• Reducing journey times, distance travelled, exhaust emissions and noise associated 

with freight and commuter traffic travelling between the motorway network and existing 

employment areas – addresses Issue 1; 

• Helping to alleviate congestion on the surrounding motorway network, by providing a 

route which avoids the congested interchange of the M60, M62 and M66 (Simister 

Island) – addresses Issue 2; 

• Reducing traffic congestion and the inappropriate routing of vehicles in Heywood town 

centre, the Hopwood Triangle and Birch, thereby reducing the impact on the 

environment and quality of life of the town’s resident population – addresses Issue 3; 

• Helping to retain existing employment uses in the South Heywood area by improving 

the vehicular access route - addresses Issue 1; 

• Helping to attract new employment uses, in particular industrial, manufacturing and 

distribution uses, through the improved access arrangements and the unlocking of 

additional development sites for employment use – supports Opportunity 1;  

• Open up land for housing development in South Heywood (with the sale of that land in 

turn contributing to funding the link road) - supports Opportunity 1; and 

• Facilitate more sustainable access to the South Heywood employment and residential 

sites by walking and cycling, including via junction 19 of the M62 – supports 

Opportunity 2. 
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3 Policy & Strategy Fit 

3.1 Overview 

Planning policy at a local and regional level has long since recognised the role of South 

Heywood in supporting the Borough’s employment aspirations and the need to 

improve access to the area to ensure it remains attractive and competitive.  

The aim of this chapter is to demonstrate that the delivery of a link road to open up 

land for employment and housing at South Heywood is a long held policy aim and 

aligns with a number of current and emerging planning and transport policies from a 

local level (RBC) to national level (UK Government).  

3.2 Support from Organisations 

The proposed link road aligns with the strategic objectives for a number of 

organisations due to the direct impact it has on their strategies, aims and objectives. 

These are detailed further in this section, but as an overview they include: 

 

3.3 Policy and Strategy Fit  

The policy documents listed in the table below are of relevance. More details of the 

relevant policies can be found later in this section of the report. A high-level overview 

is provided given the nature of this document. A more detailed examination of some 

of the policies listed is contained in other documents submitted in support of the 

planning application such as the TA and Supporting Planning Statement. 
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Table 3-1 – List of Planning Policy Documents 

Type of 
Document 

Document Title Year Author 

National 

Northern Powerhouse strategy 2016 Northern Powerhouse 

South Pennines Route Strategy 2014 
Highways Agency (now Highways 
England) 

National Planning Policy Framework 2012 
Department for Communities and 
Local Government 

Regional 

Draft Greater Manchester Spatial 
Framework 

2016 
Greater Manchester Combined 
Authority 

Greater Manchester Transport Strategy 
2040: Our Vision 

2015 Transport for Greater Manchester 

A Plan for Growth and Reform in Greater 
Manchester 

2014 
Greater Manchester LEP and 
Greater Manchester Combined 
Authority 

Greater Manchester Strategy 2013-2020 2013 
Greater Manchester Combined 
Authority 

Greater Manchester Employment Land 
Position Statement 

2009 
Association of Greater 
Manchester Authorities 

Local 

Rochdale Adopted Core Strategy 2016 Rochdale BC 

Rochdale Borough Transport Strategy 2014 Rochdale BC 

South Heywood Feasibility Study 2010 
Pennine Lane and BNP Paribas 
Real Estate 

Heywood Distribution Park SPZ 2010 Rochdale BC and SEGRO 

Rochdale Employment Land Study 2008 Rochdale BC & RDA 

Heywood SUN Sustainable Urban 
Neighbourhoods Physical Regeneration 
Framework  

2007 Rochdale BC, RDA & others 

 

The proposed link road can be seen as supporting a number of the key policies 

contained in the documents listed in the table above, as set out in the diagram on the 

following page.  
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Figure 3-1 – Link Road Policy Fit to Key Policy Documents 

 

 

The policy context for the link road is summarised in the following paragraphs, with 

reference to the documents listed above in Table 3-1. 

3.3.1 Northern Powerhouse strategy 

The Northern Powerhouse covers the north of England and Wales, with a focus on the 

Liverpool to Hull corridor. The Northern Powerhouse strategy aims to promote 

economic growth in the North by investing “in the North’s transport infrastructure, to 

improve connections between and within the North’s towns and cities.” There is also 

a focus on “ensuring the North is an excellent place to start and grow a business”. 
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The link road is strongly positioned to deliver on both of these objectives of the strategy 

by opening up new land for new businesses and the jobs they create, and by removing 

the constraint of indirect motorway access by linking existing and new developments 

directly into junction 19 of the M62. 

3.3.2 National Planning Policy Framework (NPPF) 

The NPPF is designed to facilitate sustainable development, specifically in terms of its 

three guiding principles of sustainable economic, social and environmental 

development. 

The application site is situated in the Green Belt. NPPF advises that certain types of 

development are not inappropriate development such as local transport infrastructure 

(like a new link road) provided they preserve the openness of the Green Belt and do 

not conflict with the purposes of including land in the Green Belt. 

The NPPF reaffirms the Government’s commitment to ensuring that the planning 

system does everything it can to support economic growth. Planning should operate 

to encourage and not act as an impediment to sustainable growth. Therefore, 

significant weight should be placed on the need to support economic growth through 

the planning system. 

A more detailed policy assessment of the planning application against NPPF guidance 

is contained in the Supporting planning Statement. 

3.3.3 Greater Manchester Spatial Framework 

The Draft Consultation Greater Manchester Strategic Framework was prepared by the 

ten Greater Manchester Authorities in order to identify employment and future housing 

requirements to manage the supply of land in Greater Manchester over the next 20 

years. The Draft for Consultation was released in October 2016 and public 

consultation was undertaken in late 2016 and early 2017.  

RBC and the private sector development partner put forward sites at South Heywood 

for inclusion in the GMSF as sites having the potential to accommodate additional 

employment and housing during the call for sites in early 2016. As a result, the land at 

South Heywood is included in the GMSF as site ‘NG1a North of M62 (Bury and 

Rochdale)’. This site forms part of the Northern Gateway (Policy SL6), which is 

identified within the Draft GMSF as a Strategic Location and one of the major growth 

opportunities within Greater Manchester: 

“The Northern Gateway provides a unique opportunity to greatly enhance the 

economic role of the northern and eastern parts of Greater Manchester and to 

significantly increase the supply of new housing. It will support a more balanced 

pattern of growth and ensure that all parts of the sub-region share in its benefits”. 

Site ‘NG1a North of M62 (Bury and Rochdale)’ is described in the GMSF as follows: 

“This area provides a nationally significant employment opportunity in a highly 

accessible location. The site which is bounded on two sides by the M62 and M66 will 

build on existing successful business parks in the area…to attract a wider range of 
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business sectors including logistics, advanced manufacturing and higher 

value/knowledge-based employment.”  

The planning application which this report supports would be the first phase of this 

wider plan, providing the infrastructure needed to unlock and support this.  

The ‘Reasoned Justification’ for including site NG1a within the Draft GMSF states: 

• “This site has been identified as a large, nationally significant location for new 

employment-led development within the wider Northern Gateway opportunity 

area. The scale of the opportunity will help to deliver a significant jobs boost to 

wider northern and eastern parts of the conurbation and helps to balance the 

overall economic growth of the sub-region. This site benefits from being in 

close proximity to existing regionally renowned employment sites, notably 

Heywood Distribution Park and Pilsworth. The development of this site will 

complement other opportunities in the Northern Gateway as well as other key 

sites in the north of the sub-region such as Logistics North; 

• The delivery of such a site will require significant investment in infrastructure if 

it is to be successful and sustainable. The site clearly has excellent access to 

the motorway network and will benefit from improved linkages to J19 of the 

M62 and junction 3 of the M66.” 

3.3.4 Greater Manchester Transport Strategy 2040: Our Vision 

Published by TfGM in summer 2015, this document sets out a vision of a successful 

transport system in 2040 which will support Greater Manchester’s wider economic, 

social and environmental ambitions. Feedback from the Vision document will be taken 

into consideration as a new Greater Manchester Transport Strategy for 2040 is 

developed. 

Chapter 2 of the Vision discusses the significant changes in Greater Manchester and 

the wider world that will impact on travel demand and infrastructure requirements in 

the period up to 2040. It highlights the need to locate development in areas that are 

easier to serve by public transport and with key local facilities within walking and 

cycling distance of where people live. The sites identified for development in South 

Heywood are located in close proximity to a large number of residential areas, which 

provide a local labour market within a short distance from the site. 

Chapter 6 of the Vision focuses on the need to deliver better city to city links, aiming 

for shorter and more reliable journeys on key road corridors in 2040. The chapter 

highlights the proposed link road and Highways England’s Smart Motorways scheme 

on the M60/M62 as schemes which will contribute to achieving this. 

Chapter 8 of the Vision focuses on travel across the city region, and states that for 

new employment developments, the aim is to allow residents to access the new jobs, 

but to ensure that the extra travel demand does not cause congestion. To this end, all 

new occupiers of the proposed employment sites will be required by RBC to prepare 

a Green Travel Plan which will seek to minimise congestion. 
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3.3.5 A Plan for Growth and Reform in Greater Manchester 

Published by Greater Manchester Combined Authority in 2014, the aim of the Plan for 

Growth and Reform is for Greater Manchester to become a net contributor to the UK 

economy by 2020. The key objective of the Plan relating to the link road proposal is to 

increase the reliability and consistency of service to all road users to support enhanced 

access to employment and markets in Greater Manchester. The delivery of the link 

road will support this objective by providing an improved access route to the 

employment areas in South Heywood, with a reduction in congestion resulting in 

greater journey reliability and consistency. 

The ‘Transport Strategy and Investment Plan’ which accompanies the Growth and 

Reform Plan lists the major scheme priorities for transport measures in Greater 

Manchester. The ‘South Heywood M62 J19 Link Road’ is the first entry in this list and 

is described as follows: 

“A new link road from M62 junction 19 to unlock access to existing and planned 

employment sites, including the Heywood Distribution Park/Simplified Planning Zone, 

and future housing and employment development in the South Heywood area.” 

Chapter 5 of the document sets out the Greater Manchester transport investment 

programme in more detail, as summarised below: 

• At the end of July 2013, the GM Local Transport Body submitted a prioritised 

list of 12 transport schemes to DfT, supported by both private sector and local 

authority funding contributions. The proposed link road was included in this list; 

• Each of the schemes, underpinned by the Greater Manchester Strategy, are 

focussed on the development of key growth areas, supporting the delivery of 

key employment locations and high quality housing provision. 

3.3.6 Greater Manchester Strategy: Stronger Together 

In 2013 the Local Enterprise Partnership (LEP) and the Greater Manchester Combined 

Authority published the Greater Manchester Strategy: ‘Stronger Together’ around the 

twin themes of Growth and Reform. The Strategy sets out a series of priorities that will 

drive sustainable economic growth and reform the way that public services are 

delivered. 

In terms of stimulating the housing market, the Strategy identifies the low rate of 

completions as a key barrier that need to be overcome. It also highlights the need to 

ensure that land is available in locations that are attractive to the market, stating that 

the failure to provide appropriate sites in areas where the market wants to invest, both 

for housing and employment uses, could mean losing development and investment to 

other areas. 

3.3.7 Rochdale Core Strategy  

The Rochdale Core Strategy (adopted October 2016) sets out a long-term spatial 

vision, objectives and the planning and development strategy for the borough up to 

2026. Along with the Allocations Development Plan Document, it will eventually 

replace the Unitary Development Plan. Following an Examination in Public (EiP) and 
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discussion with the appointed Government Inspector the Core Strategy was adopted 

in October 2016. 

The need to improve the local economy is a key driver of the link road proposal. The 

Core Strategy and supporting Background Papers highlight an over-reliance on 

traditional industries, which has led to high levels of unemployment and a high 

proportion of lower skilled, lower paid jobs. The Core Strategy states: “There is a need 

to improve skills and access to more varied, and better paid, employment 

opportunities. New employment developments could help to secure this.” 

The link road is supported by Spatial Policy SP3/H of the Core Strategy, which sets 

out the Spatial Strategy for Heywood and highlights the importance of promoting 

economic growth in South Heywood by delivering new economic development on sites 

within the successful employment areas in the south of the town to maintain their 

national reputation as a high quality business location, developing higher value 

housing to support and complement this economic growth area and promote wider 

prosperity; and promoting infrastructure improvements and traffic management to 

service new and existing development and reduce heavy goods traffic in Heywood 

town centre and residential areas. 

Similarly, the Economic Policy E3 focuses on economic growth corridors and areas, 

and states the following in relation to the South Heywood employment area: 

“This area covers the existing employment sites in south Heywood including Heywood 

Distribution Park, Hareshill Distribution Park and Axis Point. In addition, Birch 

Business Park, although slightly separated from the other sites and in the Green Belt, 

adds to the employment offer in South Heywood. This area: 

• …Has the potential for improved access to the M62; 

• Is close to, and accessible from, areas with high levels of unemployment, such 

as Darnhill, inner Heywood and Langley in Middleton; and  

• Has been identified as location for potential employment growth in Greater 

Manchester, in particular for logistics, although manufacturing will also be 

supported.” 

On the first of the above bullet points, the link road directly delivers the improved 

access to the M62 referred to here, by connecting to Junction 19. On the second bullet 

point, the link road facilitates new industrial and distribution parks, which in-turn 

provide real job opportunities for local people. Around 2,300 new permanent jobs are 

expected to be provided at the new employment park and discussions have been held 

with key stakeholders as to how local people, schools and colleges, and employment 

and training bodies, can be informed of these opportunities, in an effort to increase 

employment benefits locally. On the third bullet point, the site is at a prime strategic 

location, being within an area of existing employment and support businesses, and 

being at a key east west motorway route, close to Manchester City Centre, the M60 

and the M6. Operators are already taking a keen interest, making enquiries as to when 
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the link road will be operational and when the construction of the business park is 

commencing.  

Policy E3 states that RBC will promote the development of Heywood Distribution Park 

and the land to the north of Hareshill Road, which has permission for B1, B2 & B8 

development. It will also promote infrastructure improvements and traffic management 

to service new and existing development and reduce heavy goods traffic in Heywood 

town centre and residential areas. On this point, the link road provides a direct and 

more efficient route between the M62 and new and existing business parks. 

Accordingly, this negates the need for HGVs to travel via the town centre between the 

M62 and business parks at South Heywood.  

The link road also supports Economic Policy E1/H: Establishing Heywood as a thriving 

town centre. This Policy states: 

“In Heywood town centre we will support its development as a centre to meet the basic 

needs of the local catchment population, seeking to ensure their wider shopping needs 

will be met in Rochdale.” 

The Policy sets out the intention to improve pedestrian connectivity and the pedestrian 

environment within the town centre. By negating the need for HGVs to travel through 

Heywood town centre, the link road therefore directly contributes towards improving 

the pedestrian environment and overall shopping experience, in accordance with this 

Policy. 

The proposed housing development which provides the capital receipts necessary to 

fund the link road is in itself supported by Core Strategy policies including Policy C2, 

which states that new housing will also be encouraged which is well related to the 

economic growth area of South Heywood employment area.  

The provision of the new link road is supported by a number of the transport policies, 

including Transport Policy T1, which sets out how the Borough will deliver sustainable 

transport and which, in section 3(a) states: 

“Providing access for all to development focus areas and town centres including: 

a. Enhanced transport links and access within the M62 corridor to improve sustainable 

transport access and traffic management, to ease town centre traffic congestion in 

Heywood and Middleton.” 

On the above point, the new link road will provide footpaths and separate cycle lanes 

along its whole length, with cycle lanes on both sides for the majority of the road. 

Crossing points to aid safe crossing are provided along the length of the road, ensuring 

permeability on foot and bicycle across the whole site, with direct links between new 

and existing residential and new and existing employment, so that local residents can 

walk and cycle to the new employment, school, local centre and playing pitches. In 

addition, enhanced pedestrian and cycle facilities will be provided at M62 J19, funded 

by Highways England. 
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The direct link to the new and existing employment sites provides an opportunity for 

new bus service provision, with this being more commercially viable given the direct 

route and supporting development that significantly increases future patronage (i.e. 

circa 5000 (existing and new) employees and 2900 new residents).  

3.3.8 Rochdale Borough Transport Strategy 

The 2014 refreshed version of the Transport Strategy for Rochdale recognises the 

importance of proposals in delivering economic uplift to the Borough and providing an 

opportunity for local and Greater Manchester growth in business and residential land. 

The link road proposal contributes specifically and directly to the following objectives 

identified in the transport strategy:   

• To provide transport infrastructure which removes traffic from environmentally 

sensitive areas and provides good access to key employment sites; and  

• To focus transport improvements on accessing development growth areas 

within the Borough. 

On the first of the above bullet points, the development proposal complies with this in 

several ways. It seeks to promote and contribute towards new bus services provision, 

in an area currently lacking in such services, especially at the employment sites. These 

new services will promote sustainable modes of travel for the wider area and support 

employees getting to and from work. These services would provide a significant benefit 

to both employee and employer, as there have been many concerns raised about the 

current difficulty employees working early or late shifts have in accessing transport. 

New cycle and footway infrastructure has been incorporated into the proposal, with 

new connections to the wider area providing direct and improved permeability to the 

new employment sites, local centre and school, and the residential area. On the 

second bullet point above, the new link road will provide new direct access between 

the M62 and these new growth areas, namely the employment and residential sites.  

Section 2.5 of the Strategy refers to the Greater Manchester Transport Fund and 

recognises that the link road has a £6.8 million funding allocation as part of this. Taking 

into account indexation, the current figure stands at £7.3 million. 

The ‘Current Situation’ chapter states the following regarding the existing route for 

HGVs accessing South Heywood via the M66 J3: 

“For haulage operators travelling to and from Yorkshire and the eastern part of the UK 

this route adds time, fuel costs and generates additional emissions not released if 

HGV’s were able to access directly from M62 junction 19.”  

Regarding the above point, as described in the Benefits chapter of this document, in 

their responses to the Rochdale Core Strategy consultation operators have highlighted 

that the issues described collectively undermine their competitiveness.  

The ‘Key Issues’ section of the Strategy states the following with regards to ensuring 

connectivity to jobs: 
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“Maintaining and strengthening access to the historic employment areas e.g. Stakehill 

and the distribution parks south of Heywood is also vital, as they restructure to meet 

the modern industrial requirements.” 

The ‘Key Issues’ section goes on to describe ‘Congestion and Sustainable 

Improvements to the Highway Network’ and ‘Tackling Freight Issues’. It states: 

“This transport strategy, although prioritising travel by sustainable modes, recognises 

the need for selected highway improvement solutions to relieve congestion and 

improve the operational efficiency of network. In enhancing journey reliability and 

mitigating effects of traffic in sensitive areas and support local economic growth, 

measures to deliver these are: 

• Journey reliability improvements on routes to and from the motorway network 

e.g. M62 J19 and Heywood Link Road; 

• Enhancing access to major employment and development growth areas (e.g. 

Castleton, M62 corridor, Kingsway Business Park etc); 

• Enhance traffic management in sensitive areas using clear selection criteria, 

but including…Residential areas affected by large commercial vehicles, e.g. 

South Heywood, Birch.” 

This section also highlights the benefits which the delivery of the link road would have 

in terms of the motorway network and unlocking employment sites: 

“Improvements at M62 junction 19 and links to the prosperous commercial areas south 

of Heywood offer some relief to the M62 and M66, improve the efficiency of local traffic 

movements, reduce traffic at the congested Simister Island junction (M62 J18) and 

enable further land for economic investment and employment to be released to 

support growth.” 

Table 5.1 of the Strategy sets out the Programme of Transport Strategy Projects, 

which includes the ‘South Heywood M62 J19 Link Road to Hareshill Road’. The project 

is also listed in Table 8.1, which presents the Key Projects Action Plan. 

3.3.9 Heywood Distribution Park SPZ 

In April 2010, RBC granted a Simplified Planning Zone (SPZ) for the Heywood 

Distribution Park, which involved the relaxing of planning rules to permit a range of 

employment-generating development to take place within the Park without the need 

for a planning permission. The SPZ effectively grants a planning permission for certain 

development to complete the Distribution Park and lasts for a period of 10 years, until 

7th April 2020.  It clarifies the type of development which is acceptable to RBC and 

provides developer flexibility to respond quickly and effectively to changes in market 

demands and tenants’ requirements. The SPZ was also designed to support the 

marketability of the site for future investment, recognising the site has some 

constraints given its indirect access to the M62 motorway. This highlights the 

disadvantage to local businesses in not having a direct access to the M62.  
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3.3.10 Local Growth Deals 

As part of its long-term economic plan, the government has agreed a series of Growth 

Deals with businesses and local authorities across England. The Greater Manchester 

Growth Deal is part of a £12 billion long-term programme to revitalise local economies. 

On 7th July 2014, the 39 Growth Deals for Local Enterprise Partnerships (LEPs) were 

announced, to allocate money available through the Local Growth Fund.  

The GMCA Major Works programme was developed collaboratively with TfGM and 

District officers as part of the process for developing the Local Growth Fund Major 

Works bid programme. The schemes identified within the Major Works programme, as 

agreed with DfT and TfGM/GMCA, are priority schemes that support housing and 

employment growth through major Highways improvement. 

The link road scheme is included within the Major Works Programme and, as per 

WebTAG guidance for business cases, all of the schemes included within this 

Programme are deemed to have achieved ‘Programme Entry’ status on the basis of 

the Strategic Outline Business Case included within the original submissions to 

Government. 

3.3.11 Heywood SUN Sustainable Urban Neighbourhoods Physical Regeneration 

Framework 

The Heywood SUN Framework was published in July 2007 as a collaboration between 

various organisations including RBC and the Regional Development Agency (RDA), 

with the intention of presenting proposals that would guide the physical regeneration 

of Heywood for the ensuing ten to fifteen year period. The purpose of the report is 

stated as being twofold: to influence key public sector regeneration/development 

policies and strategies in the future; and to encourage private sector investment in 

Heywood.  

The overall physical regeneration framework which is set out in the document 

highlights the importance of ensuring that Heywood is easily accessible to the jobs 

and opportunities on offer in the wider city region.   

A number of themes are explored in the SUN Framework, the third of which relates to 

Employment Land and Premises. One of the key aims discussed under this theme is 

the need to ensure that there are sufficient larger scale motorway corridor employment 

sites available into the future. It is stated that, at the time of writing, no land is available 

and on the market for freehold development in Heywood Township and so there is 

little opportunity for any new manufacturing operations to relocate or to come into the 

township. It is stated that more land should be made available for employment that 

can diversify the economy of Heywood in the future, in locations that do not make the 

heavy traffic situation worse. It is stated that there could be an opportunity for the 

release of land into the future through the provision of a Southern Bypass. 

The fifth theme explored in the Framework relates to environment, gateways and 

corridors. One of the key aims under this theme is to deliver improvements to the key 

gateways into the town, including from the motorway network at junction 19 of the 

M62. 



South Heywood Masterplan Development Application 

Link Road Benefits Report 

© Mouchel 2017 23

The sixth theme explored in the Framework is Transport. Three key areas of focus are 

identified, two of which are developing the Town Centre Inner Relief Road and the 

commuter rail line to Rochdale and Manchester via Castleton Junction. The third key 

area of focus is to investigate options for the development of a Southern Bypass. On 

this, the Framework states: 

• “There is a possibility of a new Southern Bypass being developed connecting 

junction 19 of the M62 and junction 3 of the M66.  

• Highways Agency - The Highways Agency is concerned about the congestion 

at Simister Island where the M66 joins the M60 at junction 18. This currently 

creates traffic queues on the M66 south and on the M60 east and west at peak 

times and potentially this is likely to get worse. 

• HGV’s in Heywood - There are long-standing problems of Heavy Goods 

Vehicles traversing the town in order to access employment and distribution 

sites in the Pilsworth Road area. Currently there are traffic management 

measures in place to ease this problem. However this solution may prejudice 

the long-term viability of these employment areas as other major sites in the 

region come on stream that do not have restricted access. 

• A southern relief road which would also provide better direct access to this area 

would remove much pressure to traverse the town and help to secure the long 

term viability of these key sites. 

• Long Term Employment Land Supply - ORESA (Oldham and Rochdale 

Economic and Skill Alliance) has recently been formed with the brief to respond 

to the continued long term economic restructuring. 

• A recent ORESA study has shown that over the next 10 years over 10,000 jobs 

are likely to be lost in the ORESA area. Although there are major plans for new 

development sites at Kingsway and Hollinwood (in Oldham), these will not 

provide sufficient numbers to make up for the lost jobs. Therefore there is a 

need to search for new employment sites for the longer term. 

• The area south of Heywood has been identified as one of the few sites with the 

right locational potential for such employment development.”  

Whilst it is acknowledged that the Heywood SUN Framework has no formal policy 

status, the above extract provides useful context on the origins of the link road and its 

importance in allowing for the unlocking of new employment sites in South Heywood. 

3.3.12 Summary 

There are a range of national, regional and local policies, strategies and other 

documents to which the South Heywood link road aligns, and in some cases the 

scheme is explicitly referenced. The need for a new link road is a longstanding policy 

objective. The current planning application with its cross funding role will enable this 

to be delivered in the short term. 
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Northern Powerhouse strategy (2016) 

• The link road will encourage businesses to establish and expands in the 

area, as a result of the improved transport links it provides.  

Draft Greater Manchester Spatial Framework (2016) 

• The land at South Heywood is included in the Framework, under site ‘NG1a 

North of M62 (Bury and Rochdale).’ 

• The site is part of the ‘Northern Gateway’, detailed in Policy SL6, and as 

such is a Strategic Location and one of the major growth opportunities 

within Greater Manchester. 

A Plan for Growth and Reform in Greater Manchester 

• The ‘Transport Strategy and Investment Plan’ which accompanies the 

Growth and Reform Plan lists the ‘South Heywood M62 J19 Link Road’ at 

the top of its major scheme priorities for transport measures list in Greater 

Manchester. 

Rochdale Adopted Core Strategy (2016) 

• Spatial Policy SP3/H supports the link road as it would facilitate the delivery 

of new economic sites adjacent to existing successful enterprises, and in 

doing so bring jobs to the borough. 

• The proposed housing development would provide the capital receipts 

necessary to fund the link road. 

Rochdale Borough Transport Strategy 

• The link road is included in the list of Transport Strategy Projects. 

• The link road will provide good access to employment sites, addressing the 

Strategy objective to improve access to development growth areas. 

• The strategy highlights that £6.8 million (now £7.3 million) has been 

allocated to the link road from the Greater Manchester Transport Fund. 
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4 Benefits 

4.1 Overview 

This section presents the economic and other benefits of the link road scheme. 

Evidence is presented to demonstrate how the link road will meet the objectives 

outlined in chapter 2 of this report. This draws on work presented in:  

• South Heywood Link Road Outline Business Case (OBC): Value for Money 

chapter submitted to the TfGM Local Growth Fund, receiving conditional 

approval in June 2016. For the OBC, a core scenario was modelled which 

includes forecasts with and without the link road, neither of which include new 

development growth. In order to test the impact of development, a sensitivity 

test known as the ‘dependent development is carried out. This approach is in 

accordance with Transport Analysis Guidance (TAG)2 issued by the 

Department for Transport (DfT). 

• Traffic modelling presented in support of the hybrid planning application: as 

undertaken in summer 2016 by Mouchel on behalf of the applicant and scoped 

with key transport stakeholders (RBC & Highways England). The general 

results of this modelling were set out in the formal Transport Assessment report 

prepared as part of the planning application documents. 

• South Heywood Economic and Regeneration Statement prepared by 

Regeneris in November 2016 in support of the hybrid planning application. 

The benefits of the link road have been assessed under the following headings and 

the results summarised in the paragraphs below: 

• Anticipated Travel Benefits: How existing and future road users will benefit 

from reduced congestion and travel times.  

• Wider Economic Benefits: How the development sites unlocked by the link 

road will benefit the wider local economy. 

• Social and Environmental Benefits: The benefits to the environment and 

local residents. 

• Benefits to Existing Businesses: Support from local businesses and how 

they expect to benefit from improved access provided by the link road. 

4.2 Anticipated Travel Benefits 

4.2.1 Approach 

The identification of the main user travel benefits associated with the delivery of the 

link road have been calculated via reference to detailed traffic modelling using the 

bespoke South Heywood SATURN traffic model, adapted from the TfGM Greater 

Manchester Strategic Traffic Model in accordance with a methodology agreed with a 

stakeholder peer review group. The modelling work considered the following future 

scenarios: 

                                                

2 https://www.gov.uk/guidance/transport-analysis-guidance-webtag 
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• Without the link road scheme and without development (employment, 

residential, local centre etc). The ‘Without’ Link Road test serves as a baseline 

forecast of what will happen if the Link Road and development is not built. 

• With the link road scheme, but no supporting South Heywood development 

- as used in the core OBC testing of the effects of the link road, where a 

consistent growth forecast is a requirement of Department for Transport 

Guidance; 

• With the link road scheme plus South Heywood development 

(employment, residential, local centre etc) – as used in the ‘Dependent 

Development’ OBC sensitivity testing. 

All modelling scenarios included for the following assumptions: 

• Traffic growth based on national forecasts.  

• Modelled years of 2020 (2023 in OBC modelling) and 2038, reflecting link road 

opening date and the year at which the full supporting South Heywood 

development is expected to be completed.  

• Traffic conditions in the morning (0800-0900) and evening (1700-1800) peak 

hours are modelled, as is the average inter-peak (1000-1600) hour. 

The impact of the scheme with respect to changes in traffic flows, congestion and 

journey times can be analysed by comparing the model results for the relevant ‘with’ 

and ‘without’ link road scenarios. These benefits are then monetised in accordance 

with guidance from DfT, to generate a Benefit Cost Ratio (BCR) for the scheme and 

from this, a ‘value for money’ assessment. DfT guidance3 references six value for 

money categories for the assessment of new road schemes based on calculated BCR: 

• ‘Very High’ - implied by BCR greater than or equal to 4 

• ‘High’ - implied by BCR between 2 and 4 

• ‘Medium’ - implied by BCR between 1.5 and 2 

• ‘Low’ - implied by BCR between 1 and 1.5 

• ‘Poor’ - implied by BCR between 0 and 1; and 

• ‘Very Poor’ - implied by BCR equal to or less than 0. 

NB – the value for money categories in the OBC analysis are ‘implied’ because 

adjustments may be needed, based on other non-monetised factors (e.g. the effects 

of ‘Dependent Development’), if the project has large risks or if the assessment is 

missing other important factors. In the case of the South Heywood link road scheme, 

the results of ‘Dependent Development’ sensitivity testing in particular are relevant to 

the review / understanding of the core findings of the OBC modelling - due to the critical 

funding inter-relationship between link road and supporting development. Further 

commentary on anticipated Dependent Development effects is provided in section 

4.2.5 to this report below.     

                                                

3 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/630704/value-
for-money-framework.pdf 
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A summary of the key user travel benefits associated with the link road scheme as 

identified from the results of the initial core OBC modelling exercise are presented 

below. Details of the monetised user benefit values generated by this OBC modelling 

are included as Appendix A to this report for reference.   

4.2.2 Monetised User Benefits: Time Savings 

A key facet of economic appraisal guidance outlined in the DfT’s Transport Analysis 

Guidance (TAG) is the calculation and monetisation of benefits resulting from travel 

time savings. Different users are assigned different ‘values of time’ depending on the 

purpose of their journey with these values set out by Government guidance.   

As an example, somebody who is travelling in work time and being paid by their 

employer (i.e. they could be doing something more productive) is assigned a higher 

value of time than somebody who is on a shopping or leisure trip in their own time and 

therefore not being paid.  

The monetised time savings are calculated by comparing travel times across north 

Manchester and Rochdale, Bury and Oldham districts for the model scenarios both 

with and without the link road. The results therefore include benefits directly 

attributable to the link road but also any ‘knock-on’ effects across the wider area. 

Values are calculated over the 60-year life of a scheme. 

The preliminary OBC modelling results demonstrated that delivery of the link road 

scheme could be expected to result in large benefits in terms of user travel time 

savings.  

Such savings are the result of the direct access delivered by the link road to the South 

Heywood employment area and areas to the west of Heywood Town Centre. For 

example, traffic from M62 junction 19 currently must travel to these locations via 

indirect routes such as through Heywood Town Centre or in the case of HGVs, via 

M66 junction 3, Birch and also Heywood Town Centre. Such indirect routeing would 

be replaced in future via the dedicated link road connection.  

Approximately 60 percent of time savings are attributed to business users (car users 

on business and goods traffic), which aligns closely with stated policy objectives 

of supporting economic growth.  

4.2.3 User Benefits: Vehicle Operating Costs 

Vehicle Operating Costs are another key component of standard transport appraisal.  

As with time savings, different user and vehicle classes are assigned costs based on 

guidance from DfT. Vehicle operating costs include fuel and non-fuel (oil, tyres, 

maintenance, depreciation and vehicle capital saving for vehicles in working time) 

costs. In terms of the appraisal, a benefit (saving) from vehicle operating costs is 

equated to a decrease in the total distance travelled. 

All user types are forecast to benefit from the delivery of the proposed link road, 

although business users would likely accrue a greater proportion of the total benefits 

- largely the result of HGV savings, which have higher operating costs and are also 

the type of vehicle which would experience the greatest distance saving as a result of 
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the link road scheme. HGVs to or from the east, are currently encouraged to use M66 

J3 to access South Heywood Distribution Centre, although they are known to regularly 

use alternative, inappropriate routes through the town centre and residential areas to 

the detriment of the wider community. 

4.2.4 OBC Value for Money Case 

A benefit cost ratio (BCR) can be generated for a scheme by dividing the monetised 

present value benefits by the present value cost.  

The preliminary OBC modelling for the link road identifies a BCR many times in excess 

of the DfT ‘Very High’ value for money category threshold – demonstrating an 

extremely strong value for money case.  

4.2.5 ‘Dependent Development’ Test 

The initial OBC results set out above, reflect the benefits of the proposed link road in 

isolation, i.e. without taking account of the effects of related supporting development. 

In recognition of this, the initial OBC modelling undertaken for the link road scheme 

included for an additional ‘Dependent Development’ sensitivity test, which takes into 

account both the impact of development traffic on the transport user benefits and 

parallel development effects on land values (as per DfT TAG Guidance A2.3). The 

‘Dependent Development’ test ultimately produces a qualitative score, in terms of the 

likely change / impact on the core OBC conclusions (with respect to scheme value for 

money).  

‘Dependent Development’ testing work for the link road scheme was undertaken in 

Spring 2016 and therefore it is acknowledged that some of the assumptions used in 

this ‘sensitivity test’ modelling, such as the exact scale and quantum of different 

development elements and the final road alignment, will have changed slightly when 

compared to the submitted planning application scheme. Given the robust nature of 

the ‘Dependent Development’ assumptions used in the 2016 modelling, however, it is 

not considered that such changes - which will be updated when the final Full Business 

Case is submitted in early 2018 - would have any material impact on the conclusions 

of the sensitivity testing. 

The South Heywood Strategic Site ‘Dependent Development’ sensitivity testing 

ultimately identified a qualitative assessment score of a potential ‘slight adverse’ 

impact on the preliminary OBC results, i.e. the impact of the proposed South Heywood 

supporting development could slightly reduce the extent of user benefits identified in 

the core OBC modelling. Given the very strong BCR and economic case for investment 

in the link road identified by the OBC modelling, however, such a ‘slight adverse’ 

Dependent Development sensitivity test conclusion would not be expected to 

materially influence the overall conclusions of the OBC value for money assessment, 

i.e. that the link road would continue to represent a ‘Very High’ for money case.  

4.2.6 Additional Modelling for Transport Assessment 

To provide some validation as to the nature and extent of transport user benefits that 

are forecasted to take place under a ‘Dependant Development’ scenario (including 

delivery of both the link road and the identified supporting South Heywood 

development), journey time modelling was undertaken as part of the modelling work 
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carried out to inform the South Heywood Strategic Site planning application. This 

modelling considered predicted future network performance for the following 

scenarios: 

• No link road and no development; 

• With link road plus proposed South Heywood development as per planning 

application  

Modelling was carried out for both 2020 ‘Opening Year’ and 2038 ‘Future Year’ 

scenarios and considered three example journey time runs: 

• Route 1: M62 J19 to Heywood Distribution Park – to understand the extent of 

benefits delivered by the link road for those key journeys to / from South 

Heywood to the east, which currently do not enjoy a direct road connection. 

• Route 2: M66 J2 to Langley Lane / Hollin Lane via Whittle Lane – to understand 

local journey time changes on a route that could be indirectly affected by 

delivery of the link road. 

• Route 3: A58 / Pilsworth Road (N) to M62 J19 via Middleton Road (Through 

Heywood Town Centre) – to understand the extent of indirect journey time 

benefits that could be accrued for a route choice passing through Heywood. 

Detailed results for this journey time testing are set out in Appendix B to this report.  

Review of the journey time results involving the link road and full South Heywood 

Strategic Site development, demonstrates that time benefits associated with the re-

routeing of cars and HGVs accessing South Heywood from M62 J19 via the link road 

(i.e. Route 1) could produce savings of between 2 and 6 minutes per car journey and 

5 and 11 minutes for HGV movements. This would equate to significant savings (time 

and operating costs) for both existing and future development employment operators 

at South Heywood and local residents. For example, the modelling identifies that 

delivery of the link road could give rise to a saving of 4,700km each day for the average 

core weekday daytime period (07:00-19:00). Such travel cost savings could be utilised 

by businesses in future to reinvest in job creation, innovation, new fleet purchase and 

general business expansion.   

Review of the of the journey time analysis of the other study routes, demonstrates 

either neutral (Route 2) or slightly improved (Route 3) journey times, when compared 

to baseline modelled conditions. Given that these tests include for the delivery of the 

full development of the South Heywood proposals alongside other predicted and 

committed development projects, it is considered that the ability to maintain or 

enhance general journey times in the Heywood locality, whilst delivering strategic 

economic growth, represents a strong positive outcome from an economic and 

transport user perspective.  

Such results reinforce the high value for money case for the link road identified as part 

of core OBC modelling.      
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4.2.7 Walk and Cycle Facilities 

In addition to the monetised network operational / user benefits of the delivery of the 

link road, it must also be recognised that the scheme includes a commitment to deliver 

improvements to local walking and cycling infrastructure as part of a) Junction 19 

improvements including crossing facilities and, b) the parallel segregated walking and 

cycleways proposed along the link road route itself. This new segregated walk / cycle 

infrastructure will improve links by alternative travel modes to the private car between 

Heywood and Middleton. 

Furthermore, paragraph 4.3.13 to the Transport Assessment prepared to support the 

South Heywood planning application, identifies the following additional walking and 

cycling measures that are proposed to be developed as part of the supporting South 

Heywood Strategic Site development: 

“(the) masterplan would be delivered to provide the following key infrastructure: 

• Segregated walk / cycle routes in parallel to the proposed new Link Road - 

linking the mixed use development to key existing employment and residential 

areas and providing a direct segregated link to the cycle corridor improvement 

works between Heywood and Middleton being delivered by RBC as part of the 

Cycle City Ambition Grant funding process. 

• Provision of regular ‘central island’ crossing points of the South Heywood Link 

Road in the vicinity of proposed residential / local centre areas, along with 

dedicated pedestrian / cycle phasing at the major traffic signal controlled 

junctions along the Link Road route. 

• Improved walk cycle connections across through the proposed new residential 

areas, including the green wedge / linear park / landscape buffers. 

• Direct and more convenient walk / cycle connections between the proposed 

residential and employment areas. 

• Retention and enhancement of existing public rights of way through the 

proposed mixed use development areas and the improvement of off-site 

connections from these links.”  

The provision of the above identified package of dedicated walking and cycling 

infrastructure could be expected to deliver benefits to both existing and new residents 

& employees on-site, as well as improving existing sustainable transport links to 

immediate communities. 

4.2.8 Travel Benefits: Key Findings 

• Delivery of the link road scheme would leads to shorter journey times and 

higher average speeds for traffic in the local area if the link road is built. The 

combination of reduced journey times (people having more time to do more 

productive things or leisure time) and reduced vehicle operating costs (savings 

in fuel and vehicle maintenance) would represent a significant level of 

monetised benefits when considered over the lifetime of the scheme. 

• The scheme has demonstrated ‘very high’ value for money (the highest 

category) when measured in accordance with DfT guidance. 
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• The road scheme in parallel to the South Heywood proposals would deliver 

improved walking and cycle accessibility to new and existing residents, 

employees and businesses.  

4.3 Wider Economic Benefits 

As well as direct benefits to transport users, improved infrastructure can also bring 

economic benefits to other markets such as labour, product and land. A number of 

these benefits were highlighted in the South Heywood Economic and Regeneration 

Statement. Although not all are directly attributable to the link road, these indirect 

benefits will not be realised if the link road is not delivered and are therefore 

included in this summary. 

4.3.1 Construction Benefits 

The construction period is anticipated to begin in 2018, spanning the period to 2035: 

• Link Road construction: 2018-2020  

• Residential: 2017-2035  

• Employment/commercial: 2019-2025  

• Full site completion: 2035 

Benefits which could arise from the construction period include the following: 

• It is estimated that the whole development scheme could support 

approximately 3,200 person years of full-time equivalent (FTE) construction 

employment.   

• For the purposes of this assessment the 18-year build period has been used 

to estimate an average annual level of temporary construction employment. 

On this basis, the proposed development could support in the region of 180 

FTE temporary construction jobs per annum. 

• At peak construction activity, it is estimated that there could be up to 370 

temporary construction jobs supported in a year (in approximately 2018-20). 

• There are also likely to be a wide range of sub-contracting packages that would 

potentially be available to local contractors (e.g. groundworks, civil 

engineering, brick/block work, plastering, electrical, plumbing, landscaping) 

that could help to maximise the local employment impact from the scheme. To 

put this in to context, there are currently around 750 construction enterprises 

trading in the Borough, while an average of around 30 residents a month have 

been seeking employment within the construction and development trades 

sector over the last 12 months (around 500 across Greater Manchester). 

4.3.2 Employment and Gross Value Added (GVA) Benefits 

Benefits from increased employment on-site and off-site multiplier effects, including 

an assessment of Gross Value Added (GVA), a measure of goods and services 

produced, were estimated in the South Heywood Economic and Regeneration 

Statement. This study concludes: 

“Once the proposed new Employment Park is fully developed and occupied, it is 

estimated that businesses located here would create approximately 2,300 gross FTE 

jobs. This level of job creation within the South Heywood area will be a significant 
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boost for the local economy, and contribute towards addressing some of the area’s 

socio-economic challenges. In particular, with aligned efforts by both future occupiers 

and local stakeholders to maximise access to employment opportunities for local 

people. This will play a key role in helping to reduce local unemployment and to 

reverse the falling employment trend in the Borough- employment fell by 7% between 

2003 and 2014.” 

“Another 100 FTE jobs could be created and supported by small-scale retail uses, a 

total of 2,400 FTE jobs.” 

 “The proposed development can also deliver a range of positive off-site employment 

multiplier effects in the Borough. This refers to any supply chain purchases made by 

occupier businesses which can support further local employment (i.e. the indirect 

multiplier), and the expenditure out of wages injected into the local economy by both 

direct and indirect workers (i.e. the induced multiplier) which can also support further 

local employment…it is estimated that a further 450 gross FTE jobs could be 

supported in the Borough. In addition, the annual GVA impact of these multiplier 

employment effects in the Borough is £25m.” 

“Taking in to consideration both the gross on-site employment (direct) and multiplier 

(indirect and induced) employment impacts, it is estimated that total gross employment 

impact of the Proposed Development is 2,850 FTE jobs, with an annual GVA impact 

of £175m.” 

4.3.3 New Housing Benefits 

The provision of up to 1,000 new houses and an estimated 2,900 residents is, 

according to the South Heywood Economic and Regeneration Statement, predicted to 

bring a number of economic benefits through spending in the local economy and tax 

revenue. The study notes: 

“It is estimated that total annual expenditure generated by up to 1,000 new households 

would be around £3.2m in Heywood and £8.3m across the Borough. This level of 

annual retained household expenditure would support around 100 FTE jobs across 

the Borough.” 

“Based upon the current New Homes Bonus policy, the Proposed Development could 

generate around £10.1m for Rochdale Borough Council, equivalent to around £1.7m 

per annum over a six-year period. New Homes Bonus funding can be used by the 

Council to fund a wide range of local services, projects and activities for the benefit of 

local residents and businesses.”  

“The proposed development will also deliver long-term fiscal benefits through the 

Council Tax system. Once all new housing is occupied, annual Council Tax revenues 

would be of the order of £1.8m.” 
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4.3.4 Summary of Socio-Economic Benefits 

Figure 4-1 - Summary of Socio-Economic Benefits 

 

4.4 Other Benefits 

A number of other benefits were assessed qualitatively in the South Heywood Link 

Road Outline Business Case including environmental factors, the positive impact on 

accidents, physical activity and severance within the local community. 

4.4.1 Reduction in Accidents  

Accident savings were calculated as part of the Outline Business Case using a method 

that looks at how changes in traffic flows impact the number and severity of road 

accidents on the local network. Generally, if traffic is moved from local roads which 

typically have higher accident rates to newer, and higher standard roads, the analysis 

will produce a reduction in accidents and hence a benefit.  

4.4.2 Physical Activity and Benefits to Active Modes 

The scheme will reduce the volume of traffic through Heywood town centre including 

HGVs. It is anticipated that the resulting improvements to air quality and reduced traffic 
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noise will result in an uplift in physical activity through increased walking and cycling. 

Provision for pedestrians and cyclists will also be made along the new route improving 

journey quality e.g. crossing provision at the proposed junctions. 

4.4.3 Severance 

Severance is the idea of communities being physically divided by barriers, such as 

major roads. In the case of the scheme, the rerouting of HGV traffic, reduces traffic 

flows in Heywood town centre, Hopwood Triangle, Birch and elsewhere, which will 

reduce severance in these areas and therefore improve access to services. 

4.4.4 Impacts on the Environment 

An Environmental Impact Assessment (EIA) was undertaken with the results 

presented in an Environmental Statement in support of the hybrid planning application. 

As part of this assessment, various environmental topics are assessed including air 

quality and noise. Effects are categorised by whether they are adverse, neutral or 

beneficial and by severity – minor, moderate or major. 

Likely changes in air quality were assessed and the following conclusions drawn 

“The assessment concluded that impacts on pollutant levels as a result of operational 

phase vehicle exhaust emissions, were not predicted to be significant at any sensitive 

location in the vicinity of the site. Based on the assessment results, air quality impacts 

are considered to be not significant or present a constraint to the proposed 

development.   

The WebTAG Local Air Quality Assessment considered the overall impacts of the 

scheme. Whilst the NO2 and PM10 impacts at sensitive receptors showed an overall 

increase for the road scheme and completed development, the number of properties 

experiencing an improvement in concentrations was predicted to be greater than those 

where an adverse impacts would be seen.  

Based on the assessment results, air quality impacts are considered to be not 

significant or a constraint to planning consent for the proposed development.”  

Traffic related noise impacts were also assessed, with the conclusions of this analysis 

being: 

“With the development in operational phase following one year past the proposed link 

roads completion, it was demonstrated through modelling that the majority of roads 

would be subject to the same magnitude of impact as they would have been through 

natural growth. Additionally some roads including most notably Manchester Road 

(west), Langley Lane and Heywood Old Road would see a beneficial reduction in noise 

levels due to the development. 

Comparing all changes in road traffic noise levels, as a result of the proposed 

development, it was assessed that the magnitude of impact was categorised as 

negligible at the local level long term.” 
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The following conclusion is provided in the EIA: 

“The majority of the assessments in the EIA identified that impacts would be minor 

adverse to moderate adverse, negligible and beneficial. There were localised major 

adverse short term effects associated with Landscape and Visual impacts that would 

be mitigated as soon as mitigation planting measures mature. 

Some impacts of development, particularly in developments of this scale, are 

inevitable but it is concluded that these effects of limited significance should be 

weighed against the substantial benefits to the local and regional economies as well 

as the contribution that the proposals make to local and national policy objectives. 

In summary, there are no reasons, based on the findings of the EIA that would 

preclude the granting of planning permission for the proposed development and the 

development would contribute significantly to the sustainable development objectives 

of Rochdale Metropolitan Borough Council and the sub-regional development goals of 

the Greater Manchester Combined Authority.” 

4.5 Benefits to Existing Business 

The link road has been a longstanding objective of RBC and other stakeholders. 

Business opinion has been canvassed over time as to how a new link road would 

impact on the operation of existing businesses. A selection of responses where 

stakeholders have expressed or quantified the benefits are included below: 
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• SEGRO, the former operator of Heywood Distribution Park, expressed its 

support in a letter to RBC dated 20th December 2010,“A link road has the 

potential to save time and money for local businesses… we feel (it) will 

not only have a beneficial impact on the operation of Heywood 

Distribution Park but will generally benefit the wider South 

Heywood area. Not only will it improve accessibility for commercial 

occupier, it could also result in environmental and residential amenity 

benefits for the residents of Heywood.” 

• The Yearsley Group, which is based on Hareshill Distribution Park 

responded with positive comments, “As one of the existing operators on the 

Heywood site, we support the need for the relief road. It will enhance the 

value and attractiveness of the location, making it a more long-

term, sustainable employment area… Haulage and distribution 

vehicles travelling to Heywood Distribution Park from Leeds have to add on 

an additional 20% of the journey time to drive past junction 19 of the M62 

and arrive via Simister Island (junction 18 of the M60 and M62) and junction 

3 of the M66. The additional 20% is both an environmental and 

economic cost and the creation of the link road mitigates this; 

• Tenants of the existing Heywood and Hareshill Distribution Parks have 

expressed their support and quantified the benefits a link road would bring 

to their operations.  

Fowler Welch – “The link road would enable us to save in the region of 

28,000 miles a year and over 700 driving hours a year.” 

Yearsley Group – “We believe we would save 242 wagon miles per day 

travelling in an eastern direction when compared against the 

difference in mileage for our wagons accessing the M62 via the M66… 

Taking into consideration the eastbound routes we calculate this 

would save us around 8,875 gallons of fuel and 2,886 driver hours 

per annum… This greatly helps with our ability to compete in an ever 

increasingly competitive market, making our business more sustainable 

and crucially more competitive which in turn enables us to invest more 

money into the site and create more jobs.” 

• XPO Logistics recognise the potential benefits to the local community “The 

proposed link road would be a massive assistance to the many vehicles 

using Heywood Distribution Park. It would reduce the volume of traffic on 

minor roads such as Hareshill Road and Pilsworth Road and this in turn 

would reduce the miles travelled and have a huge positive effect on the 

local environment.” 
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5 Conclusions 

This Link Road Benefits Report has been prepared in support of a hybrid planning 

application that has been submitted to Rochdale Borough Council for the development 

of a new link road between junction 19 of the M62 and the employment area of South 

Heywood, together with a supporting mixed-use development. 

This report seeks to put the benefits of the new link road into context in order that they 

can be properly weighed in the overall planning balance as part of the consideration 

of the Green Belt very special circumstances case. 

The benefits of a link road have previously been assessed in documents included in 

the planning submission; Planning Statement, Transport Assessment, Environmental 

Statement and South Heywood Economic and Regeneration Statement. Detailed 

analysis of the costs and benefits of the road is contained in the Outline Business Case 

for the link road submitted and received conditional approval from Transport for 

Greater Manchester’s Growth Fund in summer 2016. This report has drawn on the 

findings of this detailed technical analysis which underpins the need and economic 

case of the road and also makes reference to relevant ‘Dependent Development’ 

sensitivity test modelling which considers the extent to which supporting development 

might impact on core OBC conclusions.  

A new link road has been a longstanding policy commitment of the Council and a 

number of other local and regional stakeholders. The new road from junction 19 of the 

M62 is referenced in a number of policy documents which have been referred to 

throughout this report. This adds weight to the need for the new road for a whole 

variety of reasons as set out below.  

The need for the road is compelling – not only for existing residents and businesses 

but to enable the South Heywood area to realise its full economic and social potential. 

The road is capable of being delivered in the short term through the cross funding 

facilitated by the planning application. Funding for the road is a good example of a 

public / private partnership and this is evidenced by the excellent value for money 

indicator the road provides when compared to other schemes locally, regionally and 

nationally. 

There is a pressing need to release new land for employment and housing around 

Greater Manchester. Many existing employment sites are at capacity or will be fully 

developed in a few years’ time. The new link road facilitates the release of new 

employment land in a part of the Greater Manchester conurbation which will benefit 

disproportionately from new economic growth which will not occur without the new 

road being delivered. The planning application will guarantee the necessary funds to 

complement the public money which has already been secured and which needs to 

be committed in the next few years. 

By providing a link road connecting Hareshill Road / Pilsworth Road with junction 19 

of the M62, and thereby providing a more direct access route between South Heywood 
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and the motorway network, the link road will address the identified issues, support the 

identified opportunities, and achieve the following positive outcomes: 

• Reducing journey times, distance travelled, exhaust emissions and noise 

associated with freight and commuter traffic travelling between the motorway 

network and existing employment areas – addresses Issue 1; 

• Helping to alleviate congestion on the surrounding motorway network, by 

providing a route which avoids the congested interchange of the M60, M62 and 

M66 (Simister Island) – addresses Issue 2; 

• Reducing traffic congestion and the inappropriate routing of vehicles in 

Heywood town centre, the Hopwood Triangle and Birch, thereby reducing the 

impact on the environment and quality of life of the town’s resident population 

– addresses Issue 3; 

• Helping to retain and strengthen existing employment uses in the South 

Heywood area by improving vehicular access - addresses Issue 1; 

• Helping to attract new employment uses, in particular industrial, manufacturing 

and distribution uses, through the improved access arrangements and the 

unlocking of additional development sites for employment uses – supports 

Opportunity 1;  

• Building of family housing (with the sale of that land in turn funding the link 

road) - supports Opportunity 1; 

• Facilitating more sustainable access to the South Heywood employment and 

residential sites by walking and cycling, including via junction 19 of the M62 – 

supports Opportunity 2; and 

• Strong support from existing businesses: Correspondence from existing 

businesses has drawn strong support for the link road. A number of 

organisations have commented on how the link road will reduce costs by 

improving access for both the business and their employees, as well as 

reducing environmental impact. 

The desired outcomes of the scheme have been assessed and produce the following 

benefits: 

• User benefits: The link road scheme would accrue significant user time saving 

and vehicle operating cost saving benefits as a consequence of providing a 

direct connection to M62 J19.  

• Value for money assessment: The scheme falls into the ‘very high’ value for 

money category when measured against DfT guidance, even including for the 

‘Dependant Development’ sensitivity testing taking account of supporting 

South Heywood development. 

• Wider benefits: By improving access to South Heywood the link road will 

deliver wider benefits to the community, including jobs during construction, jobs 

at the completed new employment park; and increased household spending in 

the area:   

• An average of 180 construction jobs over an 18 year build period; 

• Once completed and occupied the employment park could create 

approximately 2,300 gross full-time jobs, with a further 100 full-time jobs 

linked to small-scale retail and 450 full-time jobs supported in the 
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Borough. It is estimated that the direct GVA impact would be 

approximately £175million per annum; 

• Additional housing is forecasted to bring economic benefits through 

increased spending in the Borough and additional tax revenues: 

- £1.8million annual Council tax; 

- £10.1million New Homes Bonus; and 

- £8.3million annual household spend in the Borough. 

The outcomes above align very closely with the policy objectives of national, 

regional and local organisations including the Northern Powerhouse, Greater 

Manchester Combined Authorities (GMCA) and Rochdale Borough Council. 

Highlights include the national policy agenda of economic growth, localism and 

east to west connectivity aiding the formation of a Northern Economic 

Powerhouse. At a regional level the link road has been identified by GMCA as a 

major scheme priority “to unlock access to existing and planned employment sites, 

including the Heywood Distribution Park/Simplified Planning Zone, and future 

housing and employment development in the South Heywood area.” On a local 

level, the adopted Rochdale Core Strategy identifies promoting economic growth 

in South Heywood as a priority for Heywood through delivering new economic 

development and higher quality housing, as well as “promoting infrastructure 

improvements and traffic management to service new and existing development 

and reduce heavy goods traffic in Heywood town centre and residential areas.”     

It is therefore clear that there is a demonstrably strong economic case for 

development of the link road, which is closely aligned with national and borough 

policy objectives. 

 

  



South Heywood Masterplan Development Application 

Link Road Benefits Report 

© Mouchel 2017 40

Appendix A: Preliminary OBC Monetised User 
Benefit Values 

Time Savings 

Travel time savings by user type over a 60-year period (as prescribed by WebTAG).  

Table A1 – Travel Time Savings by Vehicle Type 

Purpose User Benefits: Time Savings 

Business £94.3million (60%) 

Non-business Commute £22.0million (14%) 

Non-business: Other £39.7million (25%) 

Total (60 year appraisal period) £156.0million (100%) 

Note: All values are at 2010 prices and values 
 

The results show that large benefits result from travel time savings, equivalent to time 

savings of 267,000 hours per annum in the scheme opening year and 469,000 hours 

per annum in the design year (15 years after scheme opening). 

Vehicle Operating Costs 

Vehicle operating cost by user type over 60-year period.  

Table A2 – User Benefits: Time Savings 

Purpose User Benefits: Time Savings 

Business £21.6m (84%) 

Non-business  £4.1m (16%) 

Total £25.7m 

Note: All values are at 2010 prices and values 

Value for Money (Benefit Cost Ratio) 

Overall scheme costs / benefits as calculated over 60-year period. 

Table A3 Scheme Benefit Cost Ratio 

 Values 

Present Value Benefits (PVB)4 £182.0m 

Present Value Costs (PVC)5 £8.3m 

Initial Benefit Cost Ratio (BCR)6 21.9 

Note: All values are at 2010 prices and values 

                                                

4 PVB includes user and accident benefits.  
5 PVC reflects the cost to the public accounts. The developer contribution is recorded as a 
negative against PVB. 
6 If the full cost of the scheme was met by the public sector, the scheme would still offer a 
value money case which falls into to the ‘very high’ category of DfT guidance. 
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Accident Savings 

Accident savings as appraised over a 60-year period. 

Table A4 - Reduction in Accidents 

 Motorway Traffic Non-motorway Traffic Total 

Reduction in total casualties 

(60 years) 

16 162 178 

Accident Benefit £546,000 £5,078,000  £5,624,000 

Note: All values are at 2010 prices and values 

 
Accident analysis for the South Heywood Link Road shows forecast accident savings 
of £5.6 million: a reduction of 178 casualties over the standard 60-year appraisal 
period.  
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Appendix B: Modelling for Transport Assessment: 
Network Indicators 

5.1.1 Key Network Indicators 

The following information presents a comparison of the ‘without link road scheme’ and 

‘with link road scheme plus development’ forecast giving an indication of the impacts 

of the link road and development in the local area. 

• Decreases in travel time – the reductions in travel time shown below, show 

that average journey times in the focus area decrease on average.   

• Reductions in delays – reductions in delays at junctions mean the network is 

operating more effectively. 

• Increases in average speed – increased average speed means people and 

goods get to their destination more quickly bringing benefits to the economy.  

A selection of routes are presented showing how long it is forecast to take to travel 

with and without the link road in 2020 and 2038.  The routes selected include journeys 

which will use the link road and also journeys which will continue to use other roads in 

the local network. This demonstrates both direct travel time benefits of those using the 

link road, but also indirect benefits resulting from congestion relief on the wider 

network. 

Route 1: M62 J19 to Heywood Distribution Park 

The first route compares journey times from M62 J19 to South Heywood. Without the 

scheme, cars and HGVs have to take alternative routes to access the development. 

Cars can access the development via Hareshill Road, but HGVs are prevented (with 

physical blocks installed) from using this route and must instead route via junction 18 

(Simister Island) and M66 J3. When the link road is completed both vehicle types will 

be able to use this route to access the new and existing development at South 

Heywood. The route for this journey time analysis is shown in Figure B1. 
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Figure B1 - Route 1 for Journey Time Analysis 

 

The journey times and distances for the different route options for both cars and HGVs 

are shown in the following tables. 

Table B1 - Car Journey Times for Route 1 in 2020 

Direction Time Period 

Without link road 
scheme and without 

development 

With link road and 
development Difference 

(mm:ss) 
Difference 

(km) 
Time 

(mm:ss) 
Distance 

(km) 
Time 

(mm:ss) 
Distance 

(km) 

M62 J19 
- 

Heywood 
Dist. Park  

AM Peak Hour 07:17 4.11 04:03 3.14 -03:14 -0.97 

Inter-Peak 
Average 

06:52 4.11 04:02 3.14 -02:50 -0.97 

PM Peak Hour 07:35 4.11 04:19 3.14 -03:16 -0.97 

Heywood 
Dist. Park 

- M62 
J19 

AM Peak Hour 08:29 3.76 03:56 2.85 -04:33 -0.91 

Inter-Peak 
Average 

06:38 3.76 03:55 2.85 -02:43 -0.91 

PM Peak Hour 08:46 3.76 04:01 2.85 -04:45 -0.91 
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Table B2 - Car Journey Times for Route 1 in 2038 

Direction Time Period 

Without link road 
scheme and without 

development 

With link road and 
development Difference 

(mm:ss) 
Difference 

(km) 
Time 

(mm:ss) 
Distance 

(km) 
Time 

(mm:ss) 
Distance 

(km) 

M62 J19 
- 

Heywood 
Dist. Park  

AM Peak Hour 07:23 4.11 04:12 3.14 -03:11 -0.97 

Inter-Peak 
Average 

06:52 4.11 04:09 3.14 -02:43 -0.97 

PM Peak Hour 07:49 4.11 04:33 3.14 -03:16 -0.97 

Heywood 
Dist. Park 

- M62 
J19 

AM Peak Hour 09:47 3.76 03:54 2.85 -05:53 -0.91 

Inter-Peak 
Average 

07:21 3.76 03:50 2.85 -03:31 -0.91 

PM Peak Hour 09:45 3.76 04:11 2.85 -05:34 -0.91 

 

Table B3 - HGV Journey Times for Route 1 in 2020 

Direction Time Period 

Without link road 
scheme and without 

development 

With link road and 
development Difference 

(mm:ss) 
Difference 

(km) 
Time 

(mm:ss) 
Distance 

(km) 
Time 

(mm:ss) 
Distance 

(km) 

M62 J19 
- 

Heywood 
Dist. Park  

AM Peak Hour 11:04 11.15 04:07 3.14 -06:57 -8.01 

Inter-Peak 
Average 

10:13 11.15 04:04 3.14 -06:09 -8.01 

PM Peak Hour 12:10 11.15 04:22 3.14 -07:48 -8.01 

Heywood 
Dist. Park 

- M62 
J19 

AM Peak Hour 09:30 10.74 03:51 2.85 -05:39 -7.89 

Inter-Peak 
Average 

09:13 10.74 03:49 2.85 -05:24 -7.89 

PM Peak Hour 09:53 10.74 03:55 2.85 -05:58 -7.89 

 

Table B4 - HGV Journey Times for Route 1 in 2038 

Direction Time Period 

Without link road 
scheme and without 

development 

With link road and 
development Difference 

(mm:ss) 
Difference 

(km) 
Time 

(mm:ss) 
Distance 

(km) 
Time 

(mm:ss) 
Distance 

(km) 

M62 J19 
- 

Heywood 
Dist. Park  

AM Peak Hour 13:11 11.15 04:12 3.144 -08:59 -8.01 

Inter-Peak 
Average 

10:54 11.15 04:09 3.144 -06:45 -8.01 

PM Peak Hour 15:59 11.15 04:33 3.144 -11:26 -8.01 

Heywood 
Dist. Park 

- M62 
J19 

AM Peak Hour 11:05 10.74 03:54 2.852 -07:11 -7.89 

Inter-Peak 
Average 

10:09 10.74 03:50 2.852 -06:19 -7.89 

PM Peak Hour 10:44 10.74 04:11 2.852 -06:33 -7.89 

 

The route via the link road provides substantial journey time savings for both cars 

and HGVs. It is approximately 8km shorter than the route through M66 junction 3 and 

has the additional advantage of avoiding the M60 J18 Interchange (Simister Island), 

thus relieving pressure on this junction. This would equate to significant savings for 

existing operators at Heywood Distribution Park both in time and operating costs with 
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modelling showing a travel saving of 4,700 HGV km over an average 12 hour weekday 

period (0700-1900). Further to this, businesses have stated that they can potentially 

use these cost savings to reinvest in job creation, innovation, new fleet and expansion. 

Route 2: M66 J2 to Langley Lane / Hollin Lane via Whittle Lane 

Route 2 shows the travel time for a car and includes Langley Lane and Whittle Lane 

to the south of the link road. Although relatively lightly trafficked at present, modelling 

forecasts show this route becoming busier in the future if the link road is not built. The 

route also passes through the Birch village conservation area.  

Figure B2 Route 2 for Journey Time Analysis 

 

Table B5 - Journey Times for Route 2 in 2020 

Direction Time Period 

Without link road 
scheme and 

without 
development 

With link road 
and 

development 

Difference 
(mm:ss) 

M66 J2 to Langley 
Lane/Hollin Lane 

AM Peak Hour 9:25 8:39 -0:46 

Inter-Peak Average 8:38 8:39 0:01 

PM Peak Hour 9:16 9:17 0:01 

Langley 
Lane/Hollin Lane 
to M66 J2 

AM Peak Hour 10:57 10:08 -0:49 

Inter-Peak Average 9:10 9:10 0:00 

PM Peak Hour 11:24 10:09 -1:15 
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Table B6 - Journey Times for Route 2 in 2038 

Direction Time Period 

Without link road 
scheme and 

without 
development 

With link road 
and 

development 

Difference 
(mm:ss) 

M66 J2 to Langley 
Lane/Hollin Lane 

AM Peak Hour 09:59 10:28 00:29 

Inter-Peak Average 09:05 09:40 00:35 

PM Peak Hour 09:47 10:02 00:15 

Langley 
Lane/Hollin Lane 
to M66 J2 

AM Peak Hour 13:15 11:53 -01:22 

Inter-Peak Average 09:41 10:06 00:25 

PM Peak Hour 12:29 12:13 -00:16 

 

When the link road is built, the impact on travel time is positive or neutral in all time 

periods in 2020.There are some increases in travel time in 2038 due to larger 

increased traffic between Pilsworth Road and the A58. 

Route 3: A58 / Pilsworth Road North to M62 J19 via Middleton Road (through 

Heywood town centre) 

Route 3 compares car travel times on the route to the north of the link road including 

the A58, A6046 and through Heywood town centre.  

Figure B3 - Route 3 for Journey Time Analysis 
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Table B7 - Journey Times for Route 3 for 2020 

Direction Time Period 

Without link road 
scheme and 

without 
development 

With link road 
and 

development 

Difference 
(mm:ss) 

A58/ Pilsworth Road 
to M62 J19 

AM Peak Hour 6:46 6:29 -0:17 

Inter-Peak Average 6:04 5:57 -0:07 

PM Peak Hour 6:49 6:39 -0:10 

M62 J19 to A58/ 
Pilsworth Road 

AM Peak Hour 8:14 7:17 -0:57 

Inter-Peak Average 6:17 6:04 -0:13 

PM Peak Hour 8:36 7:40 -0:56 

 

Table B8 - Journey Times for Route 3 for 2038 

Direction Time Period 

Without link road 
scheme and 

without 
development 

With link road 
and 

development 

Difference 
(mm:ss) 

A58/ Pilsworth Road 
to M62 J19 

AM Peak Hour 07:04 06:47 -00:17 

Inter-Peak Average 06:16 06:12 -00:04 

PM Peak Hour 07:13 07:13 00:00 

M62 J19 to A58/ 
Pilsworth Road 

AM Peak Hour 08:50 07:56 -00:54 

Inter-Peak Average 06:31 06:18 -00:13 

PM Peak Hour 09:03 08:26 -00:37 

 

Route 3 shows improvements to travel times in all time periods. These can be 

described as indirect benefits of the link road, the savings are the result of decreased 

traffic on Route 3 (traffic re-routeing to the link road), bringing reductions in delays at 

junctions.  

5.1.2 Conclusions 

Route 1 shows very positive improvements to both journey times and a reduction in 

distance travelled, reflecting the key objectives of the delivery of the link road route. 

Although routes 2 or 3 show more modest improvements or neutral impacts this needs 

to be put in the context of increased traffic levels from development. Against this 

backdrop, maintaining travel times whilst delivering considerable strategic 

employment growth is considered a strong positive outcome from an economic 

perspective.   

 

 

 


