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1 October 2022 

Serious Concerns of local residents in relation to Calderdale Local Plan 

modifications MM38 (page 67 of the main modifications document) and MM306 

(page 337 of the appendices document). Site Reference LP0640. 

We would like to bring to the attention of the Development Committee the serious 

concerns that local residents have in relation to the above modifications which relate 

to land off The Hollins known as Billy’s Front, site reference LP0640. 

Our representations relate to the Soundness of the modifications, not to their legality. 

The headlines all refer to the National Planning Policy Framework, an approach 

required by the Planning Inspector. 

Positively Prepared 

There is little doubt that the Plan is ‘based on a strategy which seeks to meet 
objectively assessed and infrastructure requirements’. As far as Billy’s Front is 
concerned, however, there is no doubt at all that the distance between ‘seeks’ and 
‘meets’ is considerable.  
 
Firstly, building 33 instead of 53 dwellings on Billy's Front appears at first sight to be 
a reasonable numerical compromise. However, access to the field, whether with 53 
or 33 dwellings, would be unsustainable. The Hollins narrows severely after the initial 
opening from Stansfield Hall Road, and the track leading up to The Hollins is a ow, 
single track unadopted road which is on a blind bend joining Stansfield Hall Road, 
Woodlands Avenue and the entrance to Stansfield Hall. The track is already used by 
about 40 cars from The Hollins and the Mount. Adding 33 dwellings will more than 
double this number, and also increase the difficulties already current on Victoria 
Road/Stansfield Hall Road, which is being used as a "Todmorden bypass".  
 
Two recent Calderdale surveys showed a heavy increase in local traffic. These 
difficulties and the potential for accidents will increase with a larger volume of cars 
coming in and out of the track leading up to The Hollins, as well as the extra traffic 
that will soon occur with the proposed use of Denis’ Field (access to which is 
opposite the track leading up to The Hollins) as a site for girls' football. 
 
Justified 
  
The changes in the plan ask for flood risk hydraulic modelling of Oak Hill Clough, a 
stream which runs north to south down Meadow Bottom Road, not east to west 
across Billy’s Front, as the draft 2018 Plan suggests.  Hydraulic modelling of a non-
existent stream is unlikely to address the genuine underlying land water issues 
affecting Billy’s Front. . 
 
A Hydrological Assessment has been deleted but is required for the following 
reasons: 
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• Water flows into the field 
from leaks in the drain and sewers on The Hollins and from the track leading 
up to the Hollins. It also flows down the track towards Stansfield Hall Road – 
leading to ten foot sheets of ice in freezing weather, making the track 
impassable and affecting safety on Stansfield Hall Road. 

• Currently the land on which building is proposed soaks up some of the water 
that creates these flows of water down the valley and dangerous ice in winter, 
thus reducing flood risk and accidents to some extent and flood- and ice-
related consequences lower down the valley. Similarly, if water is not soaked 
up by Billy’s Front, the risk of rendering land around it unstable is intensified. 

 

• The impact of years of prolonged leakage from buried cisterns and existing 
surface water run-off into the field from The Mount/The Hollins due to the  
poor condition of the unadopted road (blocked drains, poor camber etc.) 
should be included in the survey - this is a new water-course affecting the site. 

 

• The main combined sewer from The Hollins and The Mount has been leaking 
land water and raw sewage into the field and surrounding area for over a 
year, creating a sink-hole and aggravating land slip conditions and instability. 
Calderdale Flooding and Environmental Health departments have been made 
aware of the problem and are monitoring it, though they do not appear to have 
advised those responsible for the Local Plan. 

 

• It is already clear that the land on which building is proposed, and the land 
around it, is unstable. There are grave risks of subsidence or collapse. When 
Hillside was built (the dwelling on the track leading up to The Hollins and 
directly adjacent to the LP0640), cracks appeared in the garage above 
Hillside and a large retaining wall had to be built in response. The building of 
the remedial school off Park Road, again not far from the proposed 
development site on an adjacent hill, had to be abandoned after three months 
because the site collapsed. There is already a sink hole on LP0640 (near the 
corner of the track leading up to the Hollins), and Stansfield Hall Road itself 
has issues of water flowing down it. 

  

• The addition of a Land Stability Report is not sufficient. It is necessary to have 
a full Geotechnical Survey to assess the stability of the land on which building 
is intended and the possible effects of subsidence or collapse on the adjacent 
land - the kind of survey carried out successfully on the Park Road site in 
1993.  

 

• Also needed is a regular degradation report, in which all houses surrounding 
LP0640 are checked for signs of subsidence or collapse. These checks must 
occur before building starts, at regular intervals during the building process, 
and after it is concluded. Any sign of subsidence or collapse would require 
immediate action and cessation of building activity. It is worth bearing in mind 
that, according to a local resident who accompanied the Planning Inspector 
on his 1993 visit to the Park Road site (where the landowner wanted to have 
over 80 houses built), it was the cracks in the walls of the two houses built ly 
at the top of the field that persuaded him to turn down the application for 
planning permission. 
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• A further reason why any development on Billy’s Front is not justified refers to 
LP0649: Adamroyd Mill. Many residents objecting to building on Billy’s Front 
asked why the Local Plan no longer contained this brownfield eyesore off 
Victoria Road which had been given planning permission in 2009. The 2017 
version of the Local Plan contained LP0649, so why not the 2018 draft? Surely 
this was a ‘reasonable alternative, based on proportionate evidence’, as 
required under ‘Justified’. The ‘proportionate evidence’ lies in the fact that at 
present 44 dwellings are being constructed on this very site, more than are 
planned for LP0640 and on much more appropriate land. This would also give 
the Local Plan eleven of the 16 dwellings lost at Denis’ Field (LP0901).  

 
Effective 
 
For all the reasons given, LP0640 is so inappropriate for development that this part of 
the Local Plan is unlikely to be delivered. 
 
The findings  from the CC187 – Infrastructure Update September 2022 also support 
this view. 
  
Because of the high likelihood of difficulties with water, flood, sewage leaks, ice, road 
damage, house damage, land instability and consequent similar damage further 
down the valley, this development of 33 dwellings is clearly not viable economically, 
and any developer will be likely to meet with frequent delays and high costs as the 
problems itemised above surface during and after building, delaying development 
and rendering it uneconomic and not viable.  
  
In sum, the proposed development is also not, as the CC187 Infrastructure Update 
September 2022 puts it, ‘in a suitable location for housing development with a 
reasonable prospect that they will be available and could be viably developed at the 
point envisaged’ and it is not ‘a site (that) is considered achievable for development 
where there is a reasonable prospect that the particular type of development will be 
developed on the site at a particular point in time.’ 
 
 
   
Consistent with National policy 
  
For all the reasons given above, as far as Billy’s Front is concerned, ‘sustainable 
development in accordance with the policies in the NPPF’ is not feasible. 


