
MIDDLETON TOWNSHIP PLANNING SUB COMMITTEE

MINUTES OF MEETING
Wednesday, 3rd  August 2016

PRESENT:  Councillor Phil Burke (Chair); Councillors Bell, Boriss, Susan Emmott, 
Smith, West and Williams

OFFICERS:   D. Ripa and M. Woodward (Economy Directorate), A. Whittaker 
(Neighbourhoods Directorate) and M. Garraway (Resources Directorate)

ALSO IN ATTENDANCE:   Councillor N. Emmott; 64 members of public.

APOLOGIES FOR ABSENCE: Councillor Rowbotham

DECLARATIONS OF INTEREST
12 There were no declarations of interest.

MINUTES
13 DEDCIDED – That the minutes of the meeting held on 6th July 2016 be 
approved as a correct record. 

OUTLINE APPLICATION (ALL MATTERS RESERVED EXCEPT FOR ACCESS) 
FOR UP TO 65 DWELLINGS (USE CLASS C3) AND ASSOCIATED 
LANDSCAPING, OPEN SPACE, ACCESS ARRANGEMENTS AND CAR PARKING 
PROVISION ON LAND TO THE WEST OF HOLLIN LANE, MIDDLETON.
14 The Director of Economy reported on submitted planning application 
16/00444/OUT, an outline application (all matters reserved except for access) for up 
to 65 dwellings (Use Class C3) and associated landscaping, open space, access 
arrangements and car parking provision on land to the west of Hollin Lane, 
Middleton.

Further to the submitted report the Director of Economy provided points of 
clarification on the following items: 
- On page 24 the officer response refers to ‘replacement ponds’.  However, there are 
no existing ponds within the site and therefore, not replacements are proposed;
- Sport England had not objected to the application;
- In relation to paragraph 1 on page 44 of the submitted report the access to the site 
was confirmed as being off Hollin Lane;  
- In relation to page 51 of the submitted report the Education Calculation referred to 
88 dwellings though should have read 94 dwellings, however the calculation provided 
remained unchanged.
 
Further to the submitted report the Director advised that the recommendation be 
revised in order to make the development acceptable in respect of the capacity of 
existing junctions and in respect of highway safety.  An additional requirement was to 
be introduced for junction mitigation at the western termination of Langley Lane at the 
junction with Heywood Old Road. Rochdale Borough Council has previously 
observed traffic flow problems and accidents at this location, the combined proposals 
for this area would significantly intensify these issues. Furthermore, the Director of 
Economy advised that the recommendation be revised following detailed comments 
from Highways and Transport for Greater Manchester, citing the potential impact on 
the junction of Hollin Lane/Langley Lane and Langley Lane/Heywood Old Road 
which was considered to constitute a severe impact unless appropriate junction 
mitigation is introduced to both junctions.  It was considered that the cumulative 



impact of all the developments proposed within the wider Hollin Lane masterplan 
would result in both junctions operating over capacity.  In addition, excessive queuing 
at both junctions would increase the likelihood of accidents as vehicles at both 
Langley Lane junctions waiting to turn into Hollin Lane/Heywood Old Road would be 
more likely to take undue risks when exiting the junctions.

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

The Director further advised on amendments to the S106 contributions as detailed at 
page 54 of the submitted report, so that notwithstanding the details contained within 
the submitted report, the following contributions and mitigation measures were 
proposed as part of the application: 

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

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

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

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

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

Equipped Area of Play (LEAP); and
A landscape and public open space plan for the provision, implementation and 
management of the landscape open space within the site.
The Director further advised of additional objections received following publication of 
the submitted report, providing detailed comment where those matters had not been 
addressed within the submitted report.  
 
Having been offered the option of addressing the Sub-Committee on applications 
16/00444/OUT and 16/00725/OUT either separately on each item or collectively, Mr 
B. Tierney on behalf of the objectors made a collective address to the Sub-
Committee.
 
The Sub-Committee considered the views of Mr B. Tierney who addressed the 
Committee in respect of applications 16/00444/OUT and 16/00725/OUT on behalf of 
the objectors.
 



The Committee further considered comments of Councillor Neil Emmott who 
addressed the Sub-Committee in respect of this application and in respect of 
application 16/00725/OUT.
  
DECIDED – That the Planning & Licensing Committee be advised that this Sub-
Committee would be minded to refuse planning permission on the following 
grounds:

(i) The principle of the development of Protected Open Land is 
unacceptable;

(ii) The cumulative impact of this and other proposed developments in the 
area on the safety and efficient operation of the existing highway 
network and resultant congestion in the area; and 

(iii) The inability of the existing local infrastructure, including schools and 
sports facilities, to cope with pressure from additional residents 
associated with these developments.

OUTLINE PLANNING APPLICATION (ALL MATTERS RESERVED EXCEPT FOR 
ACCESS) FOR UP TO 94 RESIDENTIAL UNITS (USE CLASS C3) WITH 
ASSOCIATED LANDSCAPING, OPEN SPACE, ACCESS ARRANGEMENTS AND 
CAR PARKING; ALONGSIDE DEMOLITION OF FARM AND BUILDINGS 
ASSOCIATED WITH CLOSE ROAD FARM ON LAND TO THE WEST OF HOLLIN 
LANE, MIDDLETON
15  The Director of Economy introduced planning application 16/00725/OUT an 
outline planning application (all matters reserved except for access) for up to 94 
residential units (Use Class C3) with associated landscaping, open space, access 
arrangements and car parking; alongside demolition of farm and buildings associated 
with Close Road Farm on land to the west of Hollin Lane, Middleton.

Further to the submitted report the Director advised that the recommendation be 
revised following detailed comments from Highways and Transport for Greater 
Manchester, citing the potential impact on the junction of Hollin Lane/Langley Lane 
and Langley Lane/Heywood Old Road which was considered to constitute a severe 
impact unless appropriate junction mitigation is introduced to both junctions.  It was 
considered that the cumulative impact of all the developments proposed within the 
wider Hollin Lane masterplan would result in both junctions operating over capacity.  
In addition, excessive queuing at both junctions would increase the likelihood of 
accidents as vehicles at both Langley Lane junctions waiting to turn into Hollin 
Lane/Heywood Old Road would be more likely to take undue risks when exiting the 
junctions.   

The Director of Economy further advised if amendments to the S106 contributions as 
detailed at pages 105-106 of the submitted report, so that notwithstanding the details 
contained in the officer report, the following contributions and mitigation measures 
are proposed as part of the application:

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

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

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

iv. A financial contribution towards the provision of outdoor sport and recreation 
facilities at Bowlee Playing Fields calculated by way of either a) £929.16 per 



dwelling or b) £386.86 per person of the population of the development based 
on ONS Census Figure of people per dwelling for Rochdale at the time of 
commencement (current calculation of up to £ 87,341.04);

v. The provision of two bus stops;
vi. The provision of a pedestrian crossing facility on Hollin Lane;
vii. A scheme for the provision, implementation and management of a Locally 

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

and management of the landscape open space within the site; and
ix. A financial contribution towards the provision of cycle lane improvements 

comprising new and renewed on carriageway cycle lanes along Hollin Lane 
from its junction with Langley Lane to its junction with Rochdale Road.

Consequently, the application was recommended for approval subject to a S278 
agreement requiring junction mitigation works to both junctions as detailed above and 
the completion of a S106 planning obligation, as detailed above, in addition to the 
S106 planning obligations and S278 agreements detailed within the submitted report 
and additional conditions as detailed and circulated by the Planning Officer to 
Members of the Sub-Committee. 

The Director further advised of additional objections received following publication of 
the submitted report, providing detailed comment where those matters had not been 
addressed within the submitted report.  

Having been offered the option of addressing the Sub-Committee on applications 
16/00444/OUT and 16/00725/OUT either separately on each item or collectively, Mr 
B. Tierney on behalf of the objectors had previously indicated a wish to make a 
collective address to the Sub-Committee during consideration of the application 
16/00444/OUT.

The Sub-Committee considered the views of Mr B. Tierney who addressed the Sub-
Committee in respect of this application and 16/00444/OUT on behalf of the 
objectors.

Mr S. Harris answered questions on behalf of the applicant which were raised by 
Members of the Sub-Committee. 

The Sub-Committee further considered comments of Councillor Neil Emmott who 
addressed the Sub-Committee in respect of this application and in respect of 
application 16/00444/OUT simultaneously.  

DECIDED – That the Planning & Licensing Committee be advised that this Sub-
Committee would be minded to refuse planning permission on the following 
grounds:

(i) The principle of the development of Protected Open Land is 
unacceptable;

(ii) The cumulative impact of this and other proposed developments in the 
area on the safety and efficient operation of the existing highway 
network and resultant congestion in the area; and 

(iii) The inability of the existing local infrastructure, including schools and 
sports facilities, to cope with pressure from additional residents 
associated with these developments.

CAR PARKING MANAGEMENT AT TESCO, MIDDLETON



16 The Director of Economy introduced a report seeking the consent of the 
Middleton Township Planning Sub Committee to authorise a proposed modification to 
the Car Parking Management Agreement for Tesco, Middleton.  

The Sub-Committee were advised that management of the car park at the store is 
the subject of Condition 6 of Permission Reference 08/D51405, which relates to the 
development of the store. The condition required the car park to be maintained and 
controlled in accordance with the Car Parking Management Agreement, which 
established the controls proposed to manage car parking at the store. The 
Management Agreement included provision for Automatic Number Plate Recognition 
(ANPR) with 2 hours free parking, and parking charges set at £10 for more than 3 
hours parking between 8am and 8pm Monday to Saturday and 9am to 5pm on 
Sunday, unless by prior agreement with the Council. The proposal sought to amend 
the Car Park
Management Agreement that is referred to in Condition 6 to attempt to increase free 
parking from 2 hours to 3 hours free parking, controlled by ANPR with a Parking 
Charge Notice of £70 for parking over 3 hours. 

DECIDED – That the Car Parking Management Agreement be amended 
according to the recommendation as detailed within the submitted report.

PLANNING APPEALS
17 DECIDED – That the planning appeals be noted.


