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UPDATE - PLANNING AND LICENSING COMMITTEE 15.08.16

PAGE 10 15/00996/FUL - LAND OFF STARRING WAY

On the 27th June 2016, the Planning and Licensing Committee resolved to defer the 
application in order to allow time for the boundary between Barkers Wood and Starring Road 
to be established. Local residents, the Starring Road Action Group, agreed to jointly 
commission a survey to establish the correct position of the boundary of Barkers Wood and 
to be bound by its findings. 

The survey has been carried out by an independent surveyor who has prepared the plan 
below which confirms the correct position of the boundary of Barkers Wood (purple line) 
which is in the ownership of the Council.  

The results of the survey illustrates that a short section of the existing boundary fence is 
positioned inside Barkers Wood by some 1 metre.  Although the Council have no reason to 
move the fence, if it were to be repositioned then a short section of Starring Road would be 
reduced in width to 4.9 metres. The Councils Highway Officer has commented that if the 
width of the road was to be reduced to 4.9m, the development would still operate safely. 

In addition to the above the applicant has confirmed he owns the remaining section of the 
field. The site plan (Ref 03 D) has been amended to show a blue line around the remaining 
section of the field. 
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Points of clarification:

 On pages 11 and 26 it is stated that the entrance into the site would be enclosed by 
stone walls which would attach to the ‘retained’ drystone walling which extends along 
the boundary of the site with Starring Road.  The applicant has confirmed the 
drystone wall running from the north western boundary of 32 Starring Way to the site 
entrance will be set back to allow for a slight widening of the carriageway and the 
provision of a footpath - the stone wall will then be rebuilt along the repositioned 
boundary.

Representations:

At this time the total number of objections received is 90.  The letters of objections received 
after the publication of the officers report are summarised below. Where the concerns have 
not been addressed in the officer report, a response is provided:

 A risk profile for Starring Road has been submitted which includes statements from 9 
local residents confirming that they have had near misses with vehicles when using 
the junction of Starring Road and Starring Lane. Submitted with the risk profile is a 
petition which is titled ‘The risks posed using the access significantly and 
demonstrably outweigh the benefits of this build’.  This petition contains 89 
signatures.

Response.  Concerns have been raised regarding the suitability of the junction of 
Starring Road and Starring Lane due the close proximity of Barkers Wood which lies 
to the west of this junction and the bend in the road. The proposal does not seek to 
make any amendments to this junction and the applicant has submitted an 
independent Transport Report which concludes that it would operate safely. The 
Council’s Highway Officer agrees with the findings of the Transport Report and 
considers the proposed access arrangements would operate safely. 

 The Starring Road Action Group and the Friends of Barkers Wood consider the 
application should be refused as a section of Starring Road, close to its junction with 
Starring Lane would be reduced to 4.9m if the existing fence was repositioned along 
the boundary between Barkers Wood and Starring Road..

Response.  The Councils Highway Officer has commented that if a section of 
Starring Road was reduced to 4.9m the proposed access arrangements would 
operate safely. 

 It is considered that due to the close proximity of the site with the reservoir at Pedler 
Brow that a Flood Risk Assessment (FRA) should have been submitted. 

Response. The site lies within Flood Zone 1 and it is stated within the NPPF that a 
FRA is required to be submitted when the site is less than 1 ha in flood zone 1, 
including a change of use in development type to a more vulnerable class, where 
they could be affected by sources of flooding other than rivers and sea (eg surface 
water drains, reservoirs).  The Environment Agency’s flood information service 
confirms that the site is not at risk of flooding from surface water or reservoirs and 
therefore it is not necessary for a FRA to be submitted. 
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 The applicant has recently installed a land drain behind no’s 1 and 3 Elmore.  The 
installed land drain by reason of its location would not alleviate flooding which occurs 
within the rear garden of no. 3 Chestnut Way and therefore the application should not 
be determined until this matter has been addressed.

Response:  The application has been accompanied by a drainage plan which identifies that 
both foul and surface water will connect to the existing chamber which lies in the adjacent 
field, close to the boundary with Chestnut Way. This chamber connects to the existing 
services which lie under Chestnut Way. Concerns have been raised regarding flooding which 
occurs within the gardens of no’s 1 to 7 Elmore Wood, no. 3 Chestnut Way and the field 
which adjoins them. This area does not lie within the application site and there is no reason to 
conclude that the proposed development would exacerbate any flooding which may occur 
within this area.

A letter of objection has been received from Sanderson Associates (Consulting Engineers) 
on behalf of the Starring Road Action Group.  The points raised within the objection are 
summarised below: - 

o The submitted swept path diagrams show the full width of the surface track 
(Starring Road) is needed and if there are parked cars at the end of Starring 
Lane or cars approaching the junction on either Starring Lane or Starring 
Road, these would conflict with the swept paths provided.

o Manual For Streets provides guidance on carriageway widths.  Where two 
vehicles are turning, such at the end of Starring Lane, a wider carriageway 
would be needed.  Because Starring Road is not adopted, it cannot be 
assumed that a pedestrian could step off the surface track onto a verge area.  
The verges could be overgrown (which is the case at the moment) and cannot 
be used by pedestrians.  

o It is unclear if the dry stone wall along the Starring Road frontage is to be 
retained.

o The ability of a fire appliance or refuse vehicle to turn into the application site 
has not been tested.  

o It is likely that on occasions there will be a need for two vehicles to pass and 
for a vehicle to pass a pedestrian using the public footpaths.  This aspect has 
not been fully considered in the submitted Transport Statement. 

Response:  As stated elsewhere within this update note, it is considered that the proposed 
access arrangements would operate safety.

In addition to the above, the Headteacher of Wardle Academy has commented that the 
proposal would compromise the safety of pedestrians in general and in particular students.  
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PAGE 35 16/00444/OUT – LAND TO WEST OF HOLLIN LANE – UP TO 65 
DWELLINGS

This update report is intended to be read alongside the main report and is intended to 
supplement the information and analysis within that report.

Clarification

The secondary school contribution has been calculated incorrectly throughout.  The report 
states a maximum of £100,100.65 would be required when it should in fact be £100,100.07.

The requirement contained within the officer report for two bus stops on Hollin Lane and 
cycle lane improvements will only be required if the current proposal is developed ahead of 
application 15/01195/OUT (up to 150 dwellings), 15/01183/OUT (up to 205 dwellings) and 
16/00725/OUT (up to 94 dwellings).

The requirement contained within the officer report for the extension of the existing 30mph 
zone will only be required if the current proposal is developed ahead of applications 
15/01195/OUT and 15/01183/OUT.

Condition no7 as detailed in the report should read as follows:

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

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

Representations

66 objections have been received in total.  The additional representations received are the 
same as those already included within the ‘Representations’ section of the main report.

Highways

As detailed in the officer report, mitigation measures were requested from the applicant in 
order to ensure that the additional increase in traffic on the junction of Hollin Lane/Langley 
Lane was appropriately mitigated.  The applicant has agreed to provide appropriate junction 
mitigation and has submitted an illustrative plan showing signalisation.  Highways have 
confirmed that they are satisfied with the commitment to provide mitigation and therefore, 
recommend following planning condition requiring a scheme of final junction mitigation:

No development shall take place until a scheme for on and off-site highway works, including a scheme 
of improvements at the junction of Hollin Lane with Langley Lane, to include timescales for 
implementation, has been submitted to and approved in writing by the local planning authority. The 
development shall be carried out in accordance with the approved scheme and timescales for 
implementation.
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Reason: To ensure that any phased development of the site takes place in an appropriate order and to 
ensure adequate provision of infrastructure to serve each of the phases in the interests of highway and 
pedestrian safety and the safety of other users of the highway in accordance with Polices BE/2 and A9 
of the Unitary Development Plan and the National Planning Policy Framework.

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

16/00725/OUT – LAND TO WEST OF HOLLIN LANE – UP TO 94 DWELLINGS

Clarification

As with planning application 16/00444/OUT, the affordable housing element referred to in 
the report would also be subject to viability.

The requirement contained within the officer report for two bus stops on Hollin Lane, cycle 
lane improvements will only be required if the current proposal is developed ahead of 
application 15/01195/OUT (up to 150 dwellings), 15/01183/OUT (up to 205 dwellings) and 
16/00444//OUT (up to 65 dwellings).

Representations

101 objections have been received in total.  The issues raised are the same as those 
already included within the ‘Representations’ section of the main report.  One of those 
objections received is from Friends of Hopwood Woods Nature Reserve and can be 
summarised as follows:

Crime Impact

In Crime Impact Statements produced for the Langley Lane site, Wainhome’s Site and the 
Taylor Wimpey proposed development the analysis is showing the volume of crime in the 
area is very low. However the rate of burglary is marginally higher than the average 
experienced across Greater Manchester. There is already a concern for an increase of crime 
due to the network of proposed footpaths and cycle routes. The majority of robberies in the 
area are individuals being targeted walking alone at night. This development is obviously 
going to increase this due to a new neighbourhood being created which includes more 
footpaths. In the Crime Impact Statements used in the Langley Lane site it states “Allows 
only light traffic through the scheme i.e. that which is associated with the development, with 
no through connections to Hollin Lane”. The Hollin Lane Master plan is to connect roads 
through the developments therefore creating a rat run. This in effect causes a circuit of 
escape routes and potential for crime. The suggestion that the layout should be strategically 
designed with appropriate self-enforcing traffic calming; in such a way that the site is 
unattractive/not worthwhile to vehicles using the development site as a ‘Rat Run’ from 
Langley Lane to Hollin, whilst ensuring residents can access any dwelling within each site 
from each of the proposed access points. Does Rochdale Council seriously think this is 
going to work ? Where in the UK has any of this worked previously? To think traffic calming 
eg speed humps, rumble strips etc will deter potential offenders and drivers using it has a cut 
through to avoid the proposed traffic lights. Does the Highways and planning department 
ever come out into the real world?? Surely if this theory worked it would be rolled out on a 
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National basis. Middleton is already a town full of speed humps and other traffic calming 
measures which aren’t a deterrent. The open spaces in the proposed site will also attract 
attention to anti-social behaviour and potential fly tipping areas. Who is going to maintain 
them long term? If the answer is RMBC for how long?  To make matters worse when 
Heywood Police Station is un-manned Middleton Police Station is dealing with both 
Townships. 

Officer response – the application is in outline form and layout is a reserved matter.  These 
matters would be addressed at Reserved Matters stage.

Visual Impact & Public Rights of Way

I strongly object to the change in view from MidFp114 and Hollin Lane the proposed 
development is going to bring. The thought of having a view of houses instead of beautiful 
view of the moors is devastating. The opportunity that MidFp114 gives has a walker to 
experience the sense of countryside on your doorstep. Has a dog walker the route via all the 
farms back round to Middleton Road is unique to Middleton. The areas in Middleton where 
you can walk safely are rapidly reducing. To walk through fields and see the horses and 
cows enjoying grazing in field is lovely to see. The development has a network of proposed 
routes throughout the site which will cause conflict for the users and potential accidents if 
used inappropriately.

Officer Response – This is addressed in the officer report.

Agricultural Land 

The land is currently used for crops of silage and haylage. The land has been classified has 
no better than Subgrade 3a, which is falls within the third group of best and most versatile 
land. The survey states the soil to be of an Acidic nature at 5.9, this ph. level can be 
improved due to better land management. The land has been used predominantly used for 
crops but it’s never been properly managed and worked to maintain the soil. The land quality 
could be raised due to a more effective land management programme. 

RE/3 Development involving Agricultural land

Development will not be permitted if it would result in the loss of the best and most versatile 
agricultural land (Grade 3a and above) unless the following criteria are met:

a) An overriding need for the development can be demonstrated

b) There is a lack of development opportunities in already developed areas

c) There is little land in grades below 3a which does not have to recognised environmental 
designation: and

d) The development is proposed on land of the lowest practical grade

Officer Response – The submitted land classification document confirms that the overall site 
is Grade 3b and therefore, not Best and Most Versatile Land.

There are already enough brownfield sites in the Rochdale Borough to provide enough 
development opportunities. This is merely a cause of Taylor Wimpey’s need for profit not the 
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demonstration able need for houses which Taylor Wimpey admitted to at a Middleton 
Township Planning sub committee meeting last year! How can there be a need for houses 
when Taylor Wimpey alone have 350 homes approved in Middleton alone then the other 650 
plus homes approved.

Noise

Although the site is situated adjacent to Hollin Lane, MiddFp 114 runs close to the rear  of 
the site. The purpose of this footpath is to encourage walkers and residents out into the rural 
areas. These areas are used predominately to get out and enjoy the fresh air, peace and 
tranquillity away from the urban areas of Middleton. Therefore falls into the below statements

Officer Response - The loss of protected open land and visual impact is acknowledged in the 
officer report.  The noise impact of the proposed development on the footpath is not 
considered to be significant and the proposed development would not physically alter the 
alignment or accessibility of the footpath.

Schools

There are several primary schools in the area with the majority already hitting their maximum 
capacity. 

Middleton Parish- propose to admit 60 children in Reception in 2013 to 2016. In doing so the 
local residents on Springfield Road are already expressing their concerns regarding any 
further expansion of the school or pupils.

Boarshaw Primary – would be able to increase their admissions to 60. But the additional 
accommodation would be needed on site.

Hollin Primary – acknowledge the need for additional places, but do not favour admission 
cohorts of 45 because of the needs of the children in the school, and would find cohorts of 
30 more consistent with focused teaching in the school.

Parkfield – an increase of 30 places would be preferable to an increase of 15 per year group. 
Additional accommodation could be provided on site, although there are more physical 
constraints on this site than at Hollin.

Bowlee Primary School – expanding to deal with the demand already in Middleton. This 
school is already in the process of expanding to deal with current demand.

The Primary school already have to up to the maximum number of admissions in Middleton. 
This development is going to add more pressure to a system already under strain. 

There are three secondary schools in Middleton, two have already been substantially re-
modelled and re-built under the schools for the Future Programme, and St Anne’s is a new 
build school.  Cardinal Langley and St Anne’s are already earmarked for an increase of 30 
extra admissions; Middleton Technology has got 60 extra Year 7 places due to the Sixth 
Form closure. The growth in demand for Year 7 places is expected to continue through to 
2024 and beyond. In 2010 Middleton Township was the only township that had no surplus 
places in all three of their secondary schools. There is already a projected increase 
throughout the Middleton Township without the added pressure of extra children this 
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proposed development could bring. It is important when considering increasing admissions 
the personnel and financial implications need to be taken into account. In ensuring the 
schools can be staffed to meet the increased need of admissions to appoint such staff would 
have to be funded within the school budget.  The schools are being put under pressure from 
all areas which will get worse due to the increase in births. So surely adding a development 
will be adding unnecessary pressure. I have a daughter studying for her GCSE’s in Cardinal 
Langley, she is constantly complaining about not having regular teachers and not enough 
space inside/outside the school to deal with the increase in pupil intake. The school has 
expanded once and its currently expanding again, surely theres a limit to the size a school 
and outdoor space required for a school. Schools are going to become a health & safety risk 
if they continue to expand like they are. Government legislation states that children should 
be able to walk to school(2/3 miles) yet we are now looking at children having to go to 
schools further into the township. Surely this is going cause more traffic due to parents 
dropping children off at school due to the distance increase. Once all these schools are 
expanded to the maximum where does Rochdale Council seriously put the additional 
children. To say there’s only a problem at primary school level is ridiculous it then has a 
knock on affect at secondary level. 

Officer Response – The impact on education is addressed in the officer report.

Ecological Survey

The site has been used for many years has crops which will have an established habitat 
area for many types of flora, fauna and wildlife. Whittle Brook on the adjacent site will 
provide a fantastic area for feeding opportunities for birds, bats and hedgehogs just to 
mention a few. The bats that use the area for foraging will now be faced with houses up to 
2.5 storey high that make foraging more difficult. 

The ecological survey undertaken in 2014 states:-

“4.23 The grasslands and hedgerows on site provide potential foraging and commuting 
habitat for badger. No evidence of badger activity on site was noted during them habitat 
survey. However, a badger sett was noted just off site to the north of Whittle Brook. The sett 
consisted of five separate entrances three of which were determined to be active during the 
2013 and 2014 surveys. There are also records of badgers beyond 1km from the site, both 
to the east and west. Although the sett is located on the far side of the brook the site is like 
to be used at least occasionally for foraging by badger.”

Although the sett is located just off site, the development will be adjacent the badgers 
territory. Due to the proximity of the site there is a chance that badgers could be involved in 
in road collisions. Then there is the possibility of pilling which the loud noise and vibrations 
might agitate badgers occupying a sett which should be avoided and limited to areas well 
away from the sett. 

The hedgerows on site and Whittle Brook just off site possesses the most ecological area. 
The hedgerows are S41 NERC habitat of principal importance. 

The survey done in 2014 is clearly out of date and should have been done prior to the 
application was submitted not be part of the conditions if the planning application is 
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approved. To not submit up to date documents is ridiculous and not giving a true and correct 
picture for planners or councillors to make a correct decision on.

Officer Response – The applicant commissioned an updated survey in respect of Great 
Crested Newts.  Greater Manchester Ecology Unit assessed the proposal and raised no 
objections.

As part of the ecological assessment submitted by the applicant, this recommends the 
submission of further survey work because the site itself may be foraged by badgers.  
Condition no. 19 is intended to deal with this.

In respect of hedgerows, the applicant has submitted a plan which shows appropriate 
mitigation measures in order to protect existing hedgerows.  Condition no. 17 details this 
protection.

Viability

The land to the west of Hollin Lane comes under the classification of Protected Open Land 
or Safeguarded Land

Rochdale UDP

D/10 Protected Open Land

Within the areas of Protected Open Land defined on the proposals map, development will be 
permitted that fall within one or more of the following categories:

a) development which would be acceptable were it in the Green Belt; or

b) limited infilling within an established pocket of housing or industry where this is in scale 
with the area and will not adversely affect its character or surroundings; or

c) a limited extension to an existing building which;

i. forms part of an existing source of employment; or

ii. is necessary for the establishment of a new enterprise or business which satisfies other 
policies of the plan; and

iii. is sited within existing curtilage of the business concerned, and will not adversely affect 
the character of the surrounding land and its openness

Would this development be acceptable on Green Belt?? The answer is NO so therefore NOT 
acceptable on protected open land.

It also states;- NPPF Section 85 

"make clear that the safeguarded land is not allocated for development at the present time. 
Planning permission for the permanent development of safeguarded land should only be 
granted following a Local Plan review which proposes the development;"

Surely then this land falls into this above section from the NPPF. The planning application is 
a departure from local plan which clearly this application should be refused on these grounds 
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alone. Although the Core Strategy and Unitary Development Plan are yet to be adopted due 
to the dwellings per year yet to be agreed. The Inspector has never mentioned this piece of 
land being brought forward for development.

This has been done by Rochdale Council on several occasions. There has never been a 
suggestion of this land coming forward in the current plan or beyond. In the January 2013, 
Taylor Wimpey requested the land be released. This request was denied due to the land not 
being allocated for release.

In the Strategic Housing Land Availability Assessment done in April 2013 there are:-

a) sites currently under construction with the capacity for 2428

b) sites with planning permission with the capacity for 1982

c) other sites identified for housing with the capacity for 5400

d) employment sites which may have future potential for housing with the capacity for 1019

The SHLAA found sites throughout the borough with the capacity to build 10,829. The 
Assessment has this proposed site included in the discounted sites under SHLAA code SH 
1482.

Then there is the Empty Property Strategy which publishes the number of dwellings currently 
empty. Council tax records show 2657 privately owned houses and 414 Housing Association 
properties empty for a minimum of 6 months as of April 2007. Properties may be empty and 
therefore exempt from paying council tax for a number of reasons, which include ;

- result of or awaiting probate (largest number of cases)

- Property owner is bankrupt ( second most prolific)

- Property is repossessed ( third most numerous)

In April 2013 there were 3615 empty homes of which 1835 have been empty for 6 months or 
more.  According to Rochdale Councils figures from the 2011 census the number of decent 
homes in the borough is continuing to rise year on year. Yet the total number of vacant 
dwellings in the borough has increased by 15% due to an increase in private empty 
properties. So if this true why are we building more homes that will only target this market 
which will surely increase the current problems?

Although Middleton is still being bombarded by more houses being built. We currently have 
1,720 houses either being built or going through the planning application process in 
Middleton to date. So surely it doesn’t warrant any more houses being built. Rochdale 
Council may have a quota of 400 houses per year. Yet they are the only council under the 
Greater Manchester Metropolitan Borough to achieve this and some. There are 400 plus 
houses over £125,000 in Middleton currently for sale. Some of these houses have been for 
sale over 12 months which proves there isn’t a market for higher value homes. Middleton is 
a deprived area which is in desperate need of social housing not ‘High Quality Homes’. So is 
this development going to create more full time jobs? There is under 200 jobs being possible 
created by the developemnts during the construction phase. These jobs created will be 
“temporary”. So what exactly does this development realistic bring in regard of jobs. With a 
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large house building company like Wainhomes they aren’t going to employ local builders to 
build these houses. They are going to come with their own teams and where are they going 
to park during the construction phase. They will surely be parking on Langley Lane which will 
only add to the current traffic problems in the area. Where are all these construction and 
delivery wagons going to wait? This issue will add more problems for St Anne’s and the 
current users of Hollin Lane. . If this development is approved I feel strongly that the RMBC 
will uphold any restrictions regarding noise, dust and any other restriction implied. There 
have been reports of planning infringements in Keynsham of these developers. B&NES 
Council planning enforcement officers were able to witness some of these problems first 
hand.

Officer Response – the ‘Principle of Development’ section of the report deals with housing 
land supply issues.  In respect of construction traffic, condition no13 requires the submission 
of a Construction Management Plan.
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