
Application Number: 16/00910/VRCON    Ward: Norden      

Proposal: Variation of condition 3 of planning permission D48600 to allow for extended 
opening hours from 7am to 9.30pm seven days a week (Resubmission of 
16/00537/FUL)

Site Address: 657 Edenfield Road Rochdale OL11 5XE  

Applicant: Mr Khalid Mahmood
                  

RECOMMENDATION: Refuse

DELEGATION SCHEME

The application was called-in to the Rochdale Township Planning Sub Committee by 
Councillor Wazir prior to the changes to the committee structure adopted by the Council on 
19th October 2016. 



SITE

The application relates to 657 Edenfield Road, a two-storey mid-terrace property located in 
the defined Local Centre in Norden. The planning history of the property indicates that it was 
historically a private dwelling, although there is a later application for change of use from a 
shop to a dwelling in 2002. The property was later converted back to retail premises (Use 
Class A1) following a planning application in 2007. Recent records show that the property 
was operating as a hair/beauty salon; however, the property is now occupied by an off-
licence. A licensing application for the same and for extended opening hours was recently 
approved by the Council. 

Although located within an identified Local Centre, the property is surrounded by a mix of 
uses, with a large number of residential properties both either side within the terrace and on 
the opposite side of the road. To the rear are further residential properties in a terrace along 
Ashbourne Street, and a residential nursing home to the south east. There are also a 
number of commercial properties within the immediate vicinity, including a 
newsagents/convenience store at 653 Edenfield Road, a Co-Operative supermarket at 645 
Edenfield Road and a dog grooming salon, post office and opticians, amongst others, further 
along the terrace to the west.

PROPOSAL

The application requests a variation of condition three of application 07/D48600 (change of 
use of ground floor of premises from residential to retail (class A1) with residential use at 
first floor). The condition reads:

The premises shall not be open for trade or business before 0900 hours nor after 
1900 hours Mondays to Saturdays nor at any time on Sundays, unless agreed in 
writing with the Local Planning Authority. 

Reason: In order to safeguard the amenities of the area and to prevent nuisance 
arising.

The application requests a revised condition imposing opening times of 07:00 to 21:30 hours 
inclusive Monday to Sunday. 

RELEVANT PLANNING POLICY

National Guidance

National Planning Policy Framework (NPPF)

The Department for Communities and Local Government published the NPPF on 27 March 
2012.  The NPPF sets out the Government’s planning policies for England and how these 
are expected to be applied.  

National Planning Practice Guidance (NPPG)

The government published its NPPG on 6 March 2014. This is intended to complement the 
NPPF and to provide a single resource for planning guidance, whilst rationalising and 
streamlining the material. Almost all previous planning Circulars and advice notes have 
been cancelled. Specific reference will be made to the NPPG or other national advice in the 
Analysis section of the report, where appropriate.

Core Strategy (CS):

The Core Strategy was formally adopted by the Council on 19th October 2016 and partially 
replaces the 2006 Unitary Development Plan. The following policies are relevant: 



SO1 Delivering a more prosperous economy
E1 Establishing thriving town, district and local centres

SO3 Improving design, image and quality of place
P3 Improving design of new development

SO4 Promoting a greener environment
G9 Reducing the impact of pollution

DM1 General development requirements

Unitary Development Plan (UDP): 

A number of policies contained within the Unitary Development Plan have been saved 
following the adoption of the Core Strategy. The following saved policies are relevant:

G/D/1 Defined Urban Area
G/S/1 Hierarchy and Role of Centres
S/6 District Centre, Local Centres and Linear Commercial Areas

RELEVANT SITE HISTORY

90/D25091 Private Detached Garage – Granted STC

02/D39736 Change of use from shop to dwelling including rebuilding part of front 
elevation – Granted STC

07/D48600 Change of use of ground floor of premises from residential to retail 
(Class A1) with residential use at first floor – Granted STC

16/00537/FUL Variation of condition 3 of planning permission D48600 to allow for 
extended opening hours from 7am to 11pm seven days a week – 
Refused for the following reason:

The application property directly adjoins two residential dwellings, with a number of 
other residential dwellings within close proximity. The activities associated with later 
opening hours at the retail store would lead to a degree of noise and disturbance late 
into the night which would be harmful to the amenity of nearby occupiers. The 
proposal is therefore contrary to policies BE/2, EM/2, EM/3 and S/6 of the Rochdale 
Unitary Development Plan and the National Planning Policy Framework.

CONSULTATION RESPONSES

Highways and Engineering – No objection. 
 
Public Protection (Noise) - This section cannot support the application on the following 
grounds: the previous conditioned hours were set to prevent nuisance arising, the makeup 
of the area has not altered and there are residential properties to both sides and above.  
Subsequently an extension in hours is likely to give rise to complaints of nuisance and 
general disturbance. We would recommend refusal.

Community Safety - No response received to date  

Greater Manchester Police - No response received to date  



REPRESENTATIONS

Letters of notification were sent to surrounding neighbours and a notice displayed in the 
vicinity of the site. No representations have been received.

ANALYSIS

Amenity

Saved policy S/6 of the Unitary Development Plan relates to local centres and states that 
the development of, or change of use to, shops, financial and professional services, food 
and drink outlets, offices, community and cultural facilities and other uses appropriate to a 
district or local centre will be permitted provided that:

a. It will be of a scale and character appropriate to the size, role and function of the 
centre or area; and

b. It will be compatible with surrounding land uses and will not harm local residential 
amenity.

Policy DM1 of the Core Strategy states that all development must take account of all the 
relevant policies within the CS and other Local Development Framework documents. It 
states that there are a number of basic planning considerations that apply to all 
development, including changes of use of land and buildings, extensions and alterations. 
The policy outlines that development should not adversely affect the amenity of residents or 
users and should mitigate against any impacts due to noise pollution. 

Policy S/6 of the UDP and policy DM1 of the Core Strategy make clear that where retail 
uses exist within a local centre, these must be compatible with surrounding land uses and 
not serve to harm the amenity of those residing within nearby properties. 

In many local centres there are houses at ground floor level, while others have residential 
properties above shops. In this particular case, the application property operates with a retail 
use (previously a hair and beauty salon, now an off-licence) at ground floor level, with a 
residential flat on the first floor above. Both of the neighbouring properties, 655 and 659 
Edenfield Road, are two-storey solely residential properties, along with 661 and 663 
Edenfield Road. The facing properties on the opposing side the street at 808 to 822 
Edenfield Road are also all residential. 

Policy G9 of the emerging Core Strategy sets out that the Council will seek to reduce the 
impact of pollution and ensure that final development does not lead to an increase in air, 
water, noise, light or other pollution (with cumulative impacts to be taken into account). The 
supporting text of the policy notes that noise, including transport noise, is an increasing 
problem which can affect quality of life and health; that careful consideration of this should 
take place, including the relationship between residential and non-residential developments. 

In specific reference to noise paragraph 123 of the NPPF states that decisions should seek 
to ‘avoid noise from giving rise to significant adverse impacts on health and quality of life as 
a result of new development’ and ‘mitigate and reduce to a minimum other adverse impacts 
on health and quality of life arising from noise from new development, including through the 
use of conditions’. 

Section 30 of the National Planning Practice Guidance states that local planning authorities’ 
decision taking should take account of the acoustic environment and in doing so consider 
whether or not an adverse effect is occurring or likely to occur; and whether or not a good 
standard of amenity can be achieved.

The condition restricting opening hours was originally recommended to be attached to 
permission 07/D48600 by the Council’s Environmental Health department in order to protect 
the amenities of surrounding and directly adjoining residential properties. The current 



application proposes to extend the opening hours beyond those originally applied for, 
contrary to the aims and purposes of the imposition of the original condition.

Consultation has been carried out with the Council’s Public Protection (Noise) Officer who 
has stated that they cannot support the proposal as the original condition is in place to 
protect the amenities of neighbouring uses. They note that the makeup of the surrounding 
area has not changed since the previous permission and that removal of the condition would 
cause disturbance and nuisance to neighbouring properties through noise and general 
disturbance. The opening hours sought by this application would therefore be contrary to 
policies G9 and DM1 of the Core Strategy and the requirements of the National Planning 
Policy Framework.
 
Whilst it is accepted that the site is located within an identified local centre, the property is 
also clearly located within a mixed-use area and whilst there would be some limited 
economic benefits from permitting longer opening hours for a local business, this must be 
carefully balanced against the impact of any such action on residential amenity. In 
conclusion there has been no material change in relevant policy or circumstances since the 
imposition of the original condition attached to permission 07/D48600 and given the 
recommendation of the Council’s Environmental Health Officer, it is considered that the 
proposal would result in adverse impact on the amenity of the occupants of the adjoining 
residential properties and it is recommended that the application be refused.  

Highways

Consultation has been carried out with the Council’s Highways Officer on the proposed 
change to the hours of opening, and they have raised no objection. It is considered that the 
extension in opening hours as proposed would not result in a significant increase in the 
number of vehicles frequenting the immediate area to the extent that would warrant a refusal 
of permission, particularly given that additional customers using the store during any 
extended opening hours would be doing so at a time when other businesses in the 
immediate vicinity would not be operating. The proposal therefore accords with Policy T2 of 
the Core Strategy.

RECOMMENDATION

REFUSE for the following reason:

The application property directly adjoins two residential dwellings, with a number of other 
residential dwellings within close proximity. The activities associated with later opening 
hours would lead to a degree of noise and disturbance later into the evening and early 
morning which would be harmful to the amenity of nearby occupiers. The proposal is 
therefore contrary to policies G9 and DM1 of the Core Strategy, saved policy S/6 of the 
Unitary Development Plan and the National Planning Policy Framework.

Report Author David Allen


