
PLANNING AND LICENSING COMMITTEE

MINUTES OF MEETING
Monday, 10th April 2017

PRESENT:  Councillor Carol Wardle (Chair); Councillors Surinder Biant, Brett, 
Butterworth, Clegg, Susan Emmott, O'Neill, Robinson, Rush, Sheerin, Stott 
and Sullivan

OFFICERS:  M. Robinson (Assistant Director – Planning & Development), J. 
Holmes and M. Garraway (Resources Directorate), S. Reay (Neighbourhoods 
Directorate). 

ALSO IN ATTENDANCE:  Councillors Farnell and Zaheer; J. Searle (Director 
of Economy), G. Davies (Rochdale Development Agency), 10 members of 
public.

APOLOGIES FOR ABSENCE: Councillor Burke, Councillor Hussain and 
Councillor West

DECLARATIONS OF INTEREST
65 There were no declarations of interest.

16/01383/HYBR - HYBRID APPLICATION COMPRISING 
COMPREHENSIVE PHASED REGENERATION OF ROCHDALE TOWN 
CENTRE EAST
66 The Director of Economy introduced planning application 
16/01383/HYBR, a Hybrid application comprising a comprehensive phased 
regeneration of Rochdale Town Centre East. A Detailed application for Phase 
One for erection of four commercial buildings and decked car park to provide 
retail, food and drink uses (Use Classes A1, A3 and A4, maximum 22,511 
sq.m), cinema (Use Class D2, maximum 1,797 sq.m), gym (Use Class D2, 
maximum 2,018 sq.m) together with new service road and junction at John 
Street, ancillary uses, servicing and common areas, landscaping and 
infrastructure; and for B); and, an Outline application (all matters reserved) for 
Phase Two for erection of four buildings to provide retail, food and drink (Use 
Classes A1, A3, A4 and A5 maximum 1,000 sq.m), offices / commercial (Use 
Classes A2 and B1, maximum 4,000 sq.m), residential uses (Use Class C3, 
maximum 100 dwellings), hotel use (Use Class C1, maximum 120 bedrooms), 
and leisure (Use Class D1, maximum 500 sq.m) together with associated car 
parking, ancillary uses, landscaping and infrastructure. The proposed 
development was to be called Rochdale Riverside, sited on land bound by 
Smith Street to the South, John Street to the East, the rear of Yorkshire Street 
to the North, Penn Street and Baillie Street to the Northwest and Constantine 
Road to the West; in Rochdale Town Centre.

The Director of Economy referred to a site visit undertaken by Members of the 
Committee earlier in the day.  The Director of Economy provided an update 
detailing amendments to the submitted report.  The Committee were advised 
that the Council, due to its positions as both land owner of the development 



site and local planning authority, cannot proceed on the basis of a section 106 
Agreement which would be unlawful and unenforceable. The Committee were 
advised that, in this particular instance, the entering into of an agreement 
under section 111 of the Local Government Act 1972 by the Council and the 
Applicant would allow the Council to secure the provision of affordable 
housing to deliver on-site and/or an off-site contribution in lieu of on-site 
provision and to secure financial contributions towards recreational open 
space, education provision and a parking signage strategy in the event that 
Phase 2 is developed.

As a result of this advice the sections of the submitted report headed 
Delegation Scheme (page 4) and Recommendation and Conditions (page 75) 
were updated as follows:

Delegation Scheme
In accordance with the Town and Country Planning (Consultation) (England) 
Direction 2009, the application must be referred to the Secretary of State if the
Committee is minded to grant planning permission. The Committee has 
delegated authority to refuse the application. If the Secretary of State is not 
minded to 'call in' the application for determination, and following the 
completion of a satisfactory agreement under section 111 of the Local 
Government Act 1972 and such other relevant powers to secure the provision 
of affordable housing to deliver on site and/or an off-site contribution in lieu of 
on-site provision and to secure financial contributions towards recreational 
open space, education provision and a parking signage strategy on 
acquisition of the site for Phase 2 of the proposed Development and prior to 
its development the release of the decision notice would be deferred to the 
Assistant Director (Planning & Development).”

The developer will also be required to enter into highway and drainage 
agreements in association with the proposed development.

Recommendations and Conditions
That the Committee resolves that it would be minded to grant planning 
permission for the development and that the application be deferred and 
delegated to the Assistant Director (Planning & Development) subject to the 
following provisions: -
i) Referral to the Secretary of State for Communities and Local Government 
for consideration as to whether the application should be called in for 
determination under the Town and Country Planning (Consultation) (England) 
Direction 2009; and,
ii) Completion of an agreement under section 111 of the Local Government 
Act 1972 and such other relevant powers to secure the provision of a 
affordable housing scheme to deliver on site and/or an offsite contribution in 
lieu of on-site provision in accordance with the provisions of Core Strategy 
Polices C4 and DM2 and its associated SPD: Affordable Housing:

 A financial contribution towards the provision of primary schools places 
in Rochdale Township calculated by the pupil yield of the development 
(0.25 per dwelling) in accordance with Core Strategy Policies C7 and 
DM2,



 A financial contribution towards the provision of secondary school 
places in Rochdale Township calculated by the pupil yield of the 
development (0.1 per dwelling) in accordance with Core Strategy 
Policies C7 and DM2,

 A financial contribution towards the provision of local and formal open 
space at Broadfield Park, in accordance with the provisions of Core 
Strategy Policy C8 and its associated SPD: Provision of Recreational 
Open Space in New Housing,

 A financial contribution towards the provision of a parking signage 
strategy, in accordance with Core Strategy Policies T1 and DM2, and,

iii) That, in the event the application is not called in by the Secretary of State 
and upon the satisfactory completion of the legal agreement pursuant to s.111 
of the Local Government Act 1972 that planning permission be granted as 
reported and subject to the following conditions.

 Separately the applicant will be required to enter into a Section 38 
Highways Act agreement to secure the provision of the new access 
road to adoptable standard, and completion of a Section 278 Highways 
Act agreement to secure:

o Amendments to Traffic Regulation Orders affected by the 
development.

o The making of any Traffic Regulation Orders’
o Provision of pedestrian crossing at the new junction of the new 

section of highway and John Street’
o Signal optimisation at Townhead junction in concert with new 

junction at John Street / new access road and improvements to 
John Street / Smith Street junction’

o New junction at John Street / new access road and closure of 
existing Baillie Street junction.

Additionally the applicant will be required to undertake the necessary 
temporary and permanent road closure orders though Sections 247 and 248 
of the Town & Country Planning Act. All other conditions as stated within the 
submitted report (pages 76 to 102) remained unchanged.

The Director of Economy advised the Committee of an objection to the 
application by Quod Planning on behalf of Mars Real Estate Investment the 
owner of the Exchange Shopping Centre in Rochdale, received subsequent to 
the publishing of the submitted report.  The objection raised issues around the 
size and scale of the development, the impact on existing retailers in the Town 
Centre and requested a ‘poaching condition’ be imposed upon any decision to 
grant planning permission  to prevent further tenants leaving the existing 
Primary Shopping Area through the expectation that only new retailers will 
occupy the units at the proposed site.  The Committee were advised that a 
written response to the objection had been received by the applicants 
planning consultants which highlighted their belief that the objection was a 
commercial objection from a property owner seeking to maintain the status 
quo within the town centre for their own financial gain and restricting retail 
competition, that the proposed site would increase the attractiveness and 
footfall within the Town Centre, therefore  The suggested condition is not only 
considered unnecessary but it will actively harm the vitality and viability of the 



town centre and the planned investment at Rochdale Riverside.  Furthermore 
a letter had been received from the letting agents for the scheme detailing 
how the existing Marks and Spencer store did not allow for the supply of the 
full range of services the operator wanted to provide, that the inclusion of Next 
would underpin Rochdale for other prospective fashion led retailers and how 
the inclusion of Reel Cinemas would help underpin dwell time and extend and 
improve the evening economy.    Further targeting of fashion led retailers was 
taking place who were currently not represented in the town.    

Notwithstanding these late representations, the Director of Economy reported 
that it remained Officers’ view as expressed in the submitted report that the 
development is acceptable and has not led to any change in the 
recommendation before the Committee.

The Committee considered the views of Lucie Jowett from Quod Planning 
who addressed the Committee objecting to the application on behalf of the 
Mars Real Estate Investment.

The Committee considered the views of Richard Purser from DPP and Chris 
Wieszczycki of TP Bennett who addressed the Committee on behalf of the 
applicants.

The Committee considered the views of Councillor Zaheer who addressed the 
Committee in relation to the application.

Decision: That (1) the Committee is minded to approve the application which 
should be deferred and delegated to the Assistant Director (Planning & 
Development) subject to the following provisions: -
i) Referral to the Secretary of State for Communities and Local Government 
for consideration as to whether the application should be called in for 
determination under the Town and Country Planning (Consultation) (England) 
Direction 2009; and,
ii) Completion of an agreement under section 111 of the Local Government 
Act 1972 and such other relevant powers to secure:

 The provision of affordable housing scheme to deliver on site and/or an 
offsite contribution in lieu of on-site provision in accordance with the 
provisions of Core Strategy Polices C4 and DM2 and its associated 
SPD: Affordable Housing,

 A financial contribution towards the provision of primary schools places 
in Rochdale Township calculated by the pupil yield of the development 
(0.25 per dwelling) in accordance with Core Strategy Policies C7 and 
DM2,

 A financial contribution towards the provision of secondary school 
places in Rochdale Township calculated by the pupil yield of the 
development (0.1 per dwelling) in accordance with Core Strategy 
Policies C7 and DM2,

 A financial contribution towards the provision of local and formal open 
space at Broadfield Park, in accordance with the provisions of Core 
Strategy Policy C8 and its associated SPD: Provision of Recreational 
Open Space in New Housing,



 A financial contribution towards the provision of a parking signage 
strategy, in accordance with Core Strategy Policies T1 and DM2, and,

iii) That, in the event the application is not called in by the Secretary of State 
and upon the satisfactory completion of the legal agreement pursuant to s.111 
of the Local Government Act 1972 that planning permission be granted 
subject to the conditions as  detailed in pages 76 – 102 of the submitted report 
and the following additional conditions:

 the applicant will be required to enter into a Section 38 Highways Act 
agreement to secure the provision of the new access road to adoptable 
standard, and completion of a Section 278 Highways Act agreement to 
secure:

o Amendments to Traffic Regulation Orders affected by the 
development,

o The making of any Traffic Regulation Orders,
o Provision of pedestrian crossing at the new junction of the new 

section of highway and John Street,
o Signal optimisation at Townhead junction in concert with new 

junction at John Street / new access road and improvements to 
John Street / Smith Street junction,

o New junction at John Street / new access road and closure of 
existing Baillie Street junction

(2) the applicant be required to undertake necessary temporary and 
permanent road closure orders though Sections 247 and 248 of the Town & 
Country Planning Act.

Reason for decision: The proposed developments will have a positive impact 
on the vitality and viability of the centre by increasing visitor numbers and 
footfall, extending the retail circuit, attracting retailers to the town centre, 
increasing the range and choice of retail for consumers, and increasing the 
expenditure spent in Rochdale town centre as a whole.


