
Application Number: 16/01383/HYBR    Ward: Central Rochdale  Township: Rochdale      

Proposal: Hybrid application comprising 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) 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. (Application accompanied by an 
Environmental Statement).

Site Address: Rochdale Riverside Land Bound By Smith Street To South, John Street To 
East, Rear Of  Yorkshire Street To North, Penn Street And Baillie Street To Northwest And 
Constantine Road To West Rochdale  

Applicant: Genr8 (Rochdale) Ltd

Agent: DPP

RECOMMENDATION: Grant subject to conditions



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 an agreement between the Council and the Applicant pursuant to 
s.111 of the Local Government Act 1972 which will require the Applicant to enter into a 
Section 106 Agreement when it acquires an interest in the Site and prior to development 
commencing, the release of the decision notice would be deferred and delegated to the 
Assistant Director (Planning & Development). The Section 106 Agreement will 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 (local 
and formal), education provision and a parking signage strategy.

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

SITE 

The application site covers approximately 4.4ha area and is located in the eastern area of 
Rochdale town centre. The site is bound by Constantine Road, Baillie Street, Penn Street, 
John Street and Smith Street, and the rear of properties situated along Yorkshire Street 
between Penn and John Street. 

The site is generally cleared and dominated by hard standing in use for temporary surface 
car parks interspersed with pockets of ornamental planting, trees and grass embankments.  
In total there are up to 587 car parking spaces and the majority of them are located within 
the car park which lies on the former site of the Bus Station. Two exceptions to car parking 
use exist in the form of the open-air market and the former site of Telegraph House which 
has recently been demolished. The free-standing market stalls lie towards the western 
boundary of the site. The market is planned to be relocated onto The Butts and will lie 
adjacent to the recently opened section of the River Roch. Beyond the northern boundary of 
the site on Baillie Street is the Wheatsheaf shopping centre leading to Yorkshire Street 
beyond via internal mall link and via Penn Street and Bell Street on either side of the centre. 
To the northeast lies the former Town Head Offices (Grade II Listed) which are currently 
being converted to apartments.

To the east of the site John Street which forms part of the inner ring road. John Street 
connects with the Townhead junction and Molesworth Street. 

To the south lies the landmark Number One Riverside council offices and the Transport 
Interchange which contains the Bus Station and the Town Centre Metrolink Stop. Lying 
adjacent to the Number One Riverside lies a Bingo Hall which lies close to the junction of 
Smith Street and John Street. 

The western side of Smith Street contains commercial properties and several of them lie 
within no. 1 Drake Street (Grade II listed) which is set over 3 levels. To the west of the site 
lies Constantine Road and beyond lies The Butts and the Regal Moon Public House (a non-
designated heritage asset). The Butts is overlooked by a variety of commercial properties 
and as stated above it contains the recently opened sections of the River Roch. 

Whilst there are no listed buildings within the application site itself there are several assets 
within the context and wider setting of the application site. These include 17A & 19 Baillie 
Street (Grade II listed), 128 Yorkshire Street (II), Town Head Government Offices (II), 
Former Wellington Hotel (II), 5 South Parade (II) RBS – The Butts (II), Town Hall (I).



Although the majority of the site is not located within a conservation area, the north eastern 
element of Phase 2 is within the Town Head Conservation Area, whilst the area of The Butts 
adjacent to the application site is located within the Town Centre Conservation Area.

The development site area is split into 2 phases. Phase One is bounded by John Street, 
Smith Street, Constantine Road and part of Baillie Street and part land to the north of Baillie 
Street between Penn Street and John Street. The Phase Two area is situated to the 
northeast of Phase One bounded by Phase One, John Street, Penn Street and Town Head 
House and rear of premises on Yorkshire Street

Different areas of the site lie within Flood Risk Zones 1, 2 and 3a with the highest risk lying 
to the south west towards the River Roch. The southern part of the site is the most level 
area with the height of Baillie Street being 1-1.5m higher than Smith Street whilst both 
streets see an approximate rise of 2m from the west to east along their lengths. The most 
notable level changes are experienced running north west along the site in Phase Two. 
John Street sees a rise of 11m from the south to the north of the site whilst Penn Street has 
a 14m rise along its length.

BACKGROUND

The current cleared site conditions described above are the result of long-term plans for the 
comprehensive regeneration of the area. It has seen the loss of several significant and large 
buildings that dominated the site and its surroundings, most notably the former Municipal 
Offices (or ‘Black Box’), the multi-storey car park and bus station, Telegraph House, and 
aerial walkways interconnecting the buildings. The demolition of these and other buildings 
and structures across the site has been part of extensively planned regeneration proposal 
for the east of the town centre.

The regeneration proposals have been planned, developed and extensively consulted upon 
for over a decade through the Rochdale Borough Renaissance Masterplan (2005), the 
Unitary Development Plan (2006), Rochdale Town Centre East Area Framework SPD 
(2007), Rochdale Town Centre East Area Development Framework (2015) and Rochdale 
Core Strategy (2016).

The overriding objective has been to create an attractive, vibrant and revitalised Rochdale 
Town Centre that has an excellent range and choice of shopping, leisure, living, working, 
and cultural facilities that meets the needs of, and provides a focal point for, the borough. In 
so doing Rochdale will establish, or re-establish itself as a major sub-regional shopping 
centre and destination.

This proposal is part of a wider £250 million investment and transformation in the town 
centre supported by the Rochdale Development Agency (RDA) and the Council, which is 
intended to strengthen the retail, leisure, cultural and educational provision within the town 
centre, and to improve public transport and public realm.

The development proposals, set out below, have been developed within this planning and 
regeneration policy framework. Contextually it will sit within the delivered investment of 
Number One Riverside, the bus interchange, Metrolink station and reopening of the River 
Roch and improvements to the public realm of The Butts. The proposals are a continuation 
of a long-term process of renewal and investment in the town’s future and critical to attaining 
the aims and objectives set out and supported by the RDA and the Council. 

PROPOSAL 

The application is submitted as a hybrid application. The detailed application relates to 
Phase One. The outline application relates to Phase Two with matters of access, 



appearance, layout, landscape and scale forming the reserved matters. The description of 
the proposal is confirmed below: - 

Hybrid application comprising 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) 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. (Application accompanied by an 
Environmental Statement).

The applicant has named the proposal Rochdale Riverside.

The details of Phases One and Two are described below.

Phase One (detailed permission)

The Phase One area extends to 3.5 hectares and it will comprise 4 buildings which are 
arranged around a new retail street (known as Riverside Walk) which links between Baillie 
Street and Smith Street. 

The north block which fronts Riverside Walk is a 2-storey building which would provide retail 
units (Class A1) and food & drink units (Classes A3/A4). The majority of the units would be 
arranged over two levels making use of a mezzanine arrangement. Servicing would take 
place on the north side via a new service road which will be shared with the Wheatsheaf 
Centre. Unit 15 has been assigned to Next and it lies adjacent to the Marks and Spencer 
(M&S) store. The Next elevation has a secondary access on its gable elevation which would 
lie adjacent to the pedestrian access to the car park.

The east block comprises the M&S store and the car park. This block would form a 
boundary with the new section of Baillie Street, John Street and Smith Street. The M&S 
Store would be serviced via an open yard which is accessed directly from Smith Street while 
its front elevation would face towards Riverside Walk and be visible from Smith Street. The 
car park would contain 344 spaces and it would be arranged over two levels with access 
and egress taken from the new section of Baillie Street.

The south block which lies in between the Town Centre Metrolink Stop and Riverside Walk 
is a part 2-storey and part 3-storey building providing retail units (Class A1) and food & drink 
units (Classes A3/A4), as well as cinema and a gym (Class D2). The cinema is located 
within the second floor to the west of the block and its main entrance would be from the 
north elevation, opposite the Wheatsheaf Centre. A flexible unit is proposed underneath the 
cinema which could be used for food & drink uses or a gym or both. Servicing is provided in 
an internal service yard which is accessed from Constantine Road. 

The other building which forms part of the development is a single storey food and drink 
unit, referred to as the ‘Pavilion’ (Class A3/A4) which is situated a public square, also 
referred to as ‘the Hub’, lying adjacent to the front elevation of the M&S unit and Smith 
Street. 

The floorspace for each of the uses to be provided is set out below: - 



 Retail (Class A1) maximum floorspace circa 18,100m² including M&S department 
store.

 Food & drink uses (Classes A3/A4) maximum floorspace circa 4,400m².
 Cinema (Class D2) 6 screens floorspace circa 1,800m².
 Gym (Class D2) as alternative use to first floor circa 2,000m².
 Car park – up to 344 car parking spaces arranged on two decks (18 disabled & 7 

parent and child).
 Cycle parking – up to 50 spaces over two locations.

The scheme has been designed to incorporate a contemporary architectural form and 
material palette. The main retail street (Riverside Walk) will feature a contemporary 
appearance with significant use of glazed frontages to ground and first floor. The front 
elevation of the M&S unit at the east end of the retail street features angled glazing while its 
rear elevation will be faced with a simple arrangement of cladding. The space in front of the 
M&S unit contains the pavilion which is a detached building containing a feature angular 
roof, a design motif repeated in the car park access points. The cinema building which is of 
a greater scale that the other buildings within this phase, would be faced with metal copper 
toned cladding while its ground floor entrance would be glazed. The car park is planned to 
be screened by a living wall to street elevations.

The development proposals include alterations to the existing highways network layout 
including the closing-off of Baillie Street from a point east of the Wheatsheaf entrance to 
John Street, replaced by a new, parallel route to the north to provide a link from Penn Street 
and John Street. This new section of highway will be used to access and egress the 
proposed car park. Baillie Street will re-route from outside the Wheatsheaf centre directly 
into the newly configured pedestrian central retail street leading towards the new M&S store. 
Here it intersects with a link north to Penn Street and future Phase 2 and south from the 
square onto Smith Street, Number One Riverside and the transport interchange.

The new public space at Wheatsheaf centre / Baillie Street will provide a focus for food and 
drink outlets complementary to the cinema to provide a concentration of uses to attract 
families and couples into the development and the town centre in the evening. The public 
space outside the new M&S store will offer opportunity for events and will become a key 
arrival space from the transport interchange and Metrolink, providing the link between 
Number One Riverside and the centre of town currently severed by the temporary car parks.

Phase Two (outline permission with all matters reserved) 

The Phase Two area extends 0.9 hectares and it is submitted with all matters reserved. The 
matters reserved for later consideration and determination are: 

 Means of access - covers accessibility for all routes to and within the site, as well as 
the way they link up to other roads and pathways outside the site;

 Layout - the way in which buildings, routes and open spaces within the development 
are provided, situated and orientated in relation to each other, and to buildings and 
spaces outside of the development; 

 Scale - means the height, width and length of each building proposed within the 
development in relation to its surroundings; 

 Appearance - the aspects of the development which determine the visual impression 
the development makes, including the external built form of the development, its 
architecture, materials, decoration, lighting, colour and texture; and, 

 Landscaping - the treatment of land other than buildings for the purpose of 
enhancing or protecting the amenities of the site and the area in which it is situated, 
including soft and hard landscaping, earthworks, public art and boundary treatment. 



The development of Phase 2 is guided through the following mechanisms: 

i. Development Schedule – This sets out the quantum for each of the proposed uses. 
These can be summarised as follows:
 Up to 100 new residential apartments across one or more buildings.
 A hotel for between 80 to 120-bedrooms in one building.
 Up to 3000m² of B1 offices floorspace across one or more buildings.
 Flexible ground floor uses for:

- Up to 1000m² for retail, food & drink uses in Classes A1, A3/A4.
- Up to 500m² for doctor’s surgery, dentist, community use in use 

Class D1.
- Up to 250m² for hot food takeaway in Class A5.

 Car parking provision for up to 189 spaces in an undercroft arrangement and 
some surface parking areas subject to detail design.

Parameter plans, sections and illustrative elevations. They are designed to shape the Phase 
2 proposals as they evolve during the course of delivery. The parameter plans also provide 
limitations and clarity on the nature of the proposal. 

The development proposals as set out within the description of development and parameter 
plans, sections and illustrative sections, can be described as follows:

The indicative layout illustrates a single podium with undercroft parking to provide a base to 
form four buildings arranged around a central space. The layout would introduce west - east 
pedestrian links across the site between Penn Street and John Street as well as a new north 
south route between Penn Street and new Phase 1 retail development.  Due to change in 
levels across the site, 11m from north to south, it would be necessary to create a stepped 
entrance to the phase 2 site from the new Penn Street link. Together with the steps a lift 
would provide access to the deck level. 

Vehicular access into Phase 2 would be achieved from a single point along the new Baillie 
Street link. The access would extend into the undercroft car park. Servicing arrangements 
would be taken via a bay off the new Baillie Street link with potential for small goods vehicle 
access at deck level via Penn Street. 

With respect to buildings heights and scale, each of the blocks would be between four to six 
storeys and they would be set around a landscaped public realm deck level. 

The proposal does include illustrative elevations which show a contemporary approach. It is 
explained in the Design and Access Statement that it is recognised the buildings will need to 
be of the highest architectural quality to enhance the existing setting and fit in well within the 
contexts of this part of the wider application site, including heritage assets. 

The area of Phase 2 is proposed to be used temporarily as a car park for up to 173 
temporary spaces. The spaces are for use in connection with the operation of Phase One 
and as a general town centre car park. Access will be taken from the new service road and 
Penn Street.

POLICY CONTEXT 

Development Plan 
 
For the purposes of this application the Development Plan in Rochdale Comprises: 
 



 The Rochdale Core Strategy is the first of Rochdale’s Local Development Framework 
(LDF) development plan documents to be adopted by the Council; it partially supersedes 
the Revised Rochdale Unitary Development Plan (UDP).

 The Rochdale Unitary Development Plan (UDP). A number of ‘saved’ UDP policies and 
the Proposals Map will remain and be used for planning purposes until it is replaced by 
the Allocations Development Plan Document. Appendix 3 to the Core Strategy lists the 
UDP policies and sets out how they are affected as a result of the Core Strategy 
Adoption.

Principal Core Strategy Policies 
 
The principal Core Strategy policies that are relevant to the assessment of this application 
are as follows: 
 

SD1 – Delivering Sustainable Development 
SP1 - Rochdale Boroughs role in the city region 
SP2 - The Spatial Strategy for the borough 
SP3/R - The Strategy for Rochdale 
E1 - Establishing thriving town, district and local centres 
E1/R - Establishing Rochdale as a thriving town centre 
E2 – Increasing jobs and prosperity 
E5 - Encouraging the visitor economy 
C2 - Focusing on regeneration areas and economic growth corridors / areas 
C3 - Delivering the right type of housing 
C4 - Providing affordable homes 
C8 - Improving community, sport, leisure and cultural facilities 
P1 - Improving image 
P2 - Protecting and enhancing character, landscape and heritage 
P3 - Improving design of new development 
G1 - Tackling and adapting to climate change 
G2 - Energy and new development 
G6 – Enhancing green infrastructure 
G7 – Increasing the value of biodiversity and geodiversity 
G8 - Managing water resources and flood risk 
G9 - Reducing the impact of pollution, contamination and land sustainability 
T2 - Improving accessibility 
DM1 - General development requirements 
DM2 - Delivering planning contributions and infrastructure

Saved UDP Policies

The following policies remain extant and relevant to the determination of this application 
following the adoption Rochdale Core Strategy in October 2016.

G/D/1 – Defined urban area
G/S/1 – Hierarchy and role of centres
S/3 – Primary shopping Area 
S/4 – Secondary and central shopping Area 
BE/17 – New development affecting conservation areas
EM/7 – Development and flood risk
EM/8 – Protection of surface ground water
H/2 – Land provided for new housing 
NE/2 – Designated sites of ecological and geological/geomorphological importance 

Supplementary Planning Documents 



Rochdale Town Centre East Area Framework SPD (2007)
Biodiversity and Development SPD (2008), 
Climate Change Adaptation SPD (2012),
Shopfronts and Security (2012)
Shutters SPD (2012), 
Urban Design Guide (Design Principles) SPD (2007) and the Public Realm 
Design Guide SPD (2007). 
Affordable Housing SPD (2008)
Guidelines and Standards for Residential Development SPD (2016)
Provision of Recreational Open Space in New Housing SPD (2008)
Guidelines and Standards for Residential Development SPD (2016)

Also of relevance is Rochdale Town Centre East Area Development Framework (2015). The 
Development Framework sets out the procedural matters clarifying the appointment of 
Genr8 and commissioning of the document as an update to the 2007 Rochdale Town 
Centre East Area Framework SPD. The Development Framework explains the overall 
objective for the area as set out in the 2007 SPD. 

National Planning Policy Framework (NPPF) 
 
The DCLG published the National Planning Policy Framework (NPPF) on 27 March 2012.

National Planning Practice Guidance (NPPG) 
 
DCLG published the National Planning Practice Guidance on 6 March 2014, which replaced 
a number of practice guidance documents. 

National Planning Policy for Waste (2014)

DCLG published the National Planning Policy for Waste on 16 October 2015, which sets out 
the Government’s ambition to work toward a more sustainable and efficient approach to 
resource use.

Greater Manchester 2040 Transport Strategy (Local Transport Plan 4)

The GM 2040 Transport Strategy sets out the objectives and transport plans and policies for 
Greater Manchester.

Greater Manchester Joint Waste Development Plan Document (2012)

The GM Joint Waste DPD sets out plans to achieve sustainable and coordinated waste 
management across the conurbation.
LEGAL CONSIDERATIONS 
 
Requirement for Environmental Impact Assessment 
 
For certain type of development, consent should only be granted once an Environmental 
Impact Assessment has been undertaken to consider the likely environmental impacts of the 
proposal. 

The relevant thresholds for EIA development are set out in The Town and Country Planning 
(Environmental Impact Assessment) (Amendment) Regulations 2015. When considered 
against them the proposals do not fall within any categories defined by Schedule 1, but are 
considered to have the characteristics of an ‘urban development project’ that falls within 
Schedule 2, Section 10(b) as it exceeds the thresholds on 1 hectare of development not for 
housing.



Schedule 3 of the 2011 EIA Regulations remains unaltered by the 2015 amendment and 
provides guidance on how to decide whether the project is likely to have significant 
environmental effects in terms of: (i) characteristics of development, (ii) characteristics of 
potential impact and (iii) sensitivity of location. 
 
It is considered that the proposed development could potentially give rise to environmental 
effects and having taken into account the criteria in Schedule 3 of the regulations, it was 
considered the development would have a potential significant impact upon the historic 
environment, townscape and flood risk/hydrology. 

In light of the above, it was agreed between the applicant and Rochdale Council, as Local 
Planning Authority (LPA), that the project constitutes EIA development, and therefore an EIA 
has been undertaken and an Environmental Statement submitted with the application. This 
is a statutory document that presents the EIA process undertaken for the development. 
 
Scoping of the Environmental Statement 
 
In accordance with the EIA Regulations, the Council consulted with appropriate bodies on 
the content of the applicant’s Environmental Statement (ES) Scoping Report. The LPA 
subsequently produced a formal Scoping Opinion by letter and this has been placed on Part 
1 of the Planning Register as part of the LPA’s records for this application. 
 
Requirements under Schedule 4, Part 2 of EIA Regulations 
 
The submitted ES follows the provisions of Schedule 4 in that it provides a description of the 
development and an assessment of the aspects of the environment likely to be significantly 
affected by the development. Consideration is given to the effects of the development and 
the mitigation measures that are required. Overall the applicant is considered to have 
included adequate information within their ES to satisfy the requirements under Schedule 4 
of the EIA Regulations. 

Requirements under the Planning (Listed Buildings and Conservation Areas) Act 1990

In accordance with Section 66(1) states that “in considering whether to grant planning 
permission or development which affects a listed building or its setting, the local planning 
authority … shall have special regard to the desirability of preserving the building or its 
setting or any features of special architectural or historic interest which it possesses.” 
Similarly, Section 72(1) requires local planning authorities to pay “special attention in the 
exercise of planning functions to the desirability of preserving or enhancing the character or 
appearance of a conservation area” in determining planning applications. The submitted ES 
and accompanying Heritage Impact Assessment is provided by the applicant to enable the 
local planning authority to undertake this requirement, and is set out later in this report.

SITE HISTORY 

The application site has been subject to the following relevant applications:

 11/D54347 - Baillie Street Health Centre, Baillie Street. Application for Prior 
Notification of Proposed Demolition of Premises. Approved.

 11/D54338 - Funnies Bar, 37, Baillie Street. Application for Prior Notification of 
Proposed Demolition of Public House. Approved.

 11/D54724 - Hollingworth House, Baillie Street. Application for Prior Notification of 
Proposed Demolition of Premises. Approved.

 12/D55144 - Pentagon Motorama, John Street. Application for Prior Notification of 
Proposed Demolition of Premises. Approved.



 12/D55389 - Land at Former Motorama House, John Street. Change of Use of Land 
to Form a Pay & Display Car Park. Approved. 

 13/00050 - Municipal Offices, Smith Street. Demolition of building. Approved. 
 13/00051 - Rochdale Bus Station, Smith Street. Demolition of Bus Station. Approved.
 13/00052 - Telegraph House, Baillie Street Demolition of office building. Approved.
 14/00152 - St Andrews United Reformed Church, Smith Street. Prior notification of 

proposed demolition of church. Approved. 
 14/00151 - The Broadwater Centre, Smith Street. Prior notification of proposed 

demolition of centre. Approved. 
 14/01470 - Site of Former Municipal Offices Smith Street. Use of site as an outdoor 

market. Approved.
 14/00628 - Site of St Andrews Church, The Broadwater Centre and The Former Bus 

Station. Use of land to form temporary car parks. Approved. 

Significant completed developments adjacent to the site. 

The following developments are located adjacent to the application site. 

 Number One Riverside – The development of Number One Riverside which replaced 
the former Council Office building known as the Black Box. The building opened in 
March 2013.

 Rochdale Bus Interchange – Replaced the out-dated bus station which was situated 
on the application site, located between Baillie Street and Smith Street. The building 
opened in November 2013 and is partly powered by hydro-electric power via the 
adjacent River Roch. 

 Metrolink Station – Is located along Smith Street, opposite the Bus Interchange. It 
provides a frequent service between the town centre, Oldham and Manchester City 
Centre. In commenced operating in March 2014. 

 Re-opening the River Roch – The partial reopening of the River within The Butts was 
completed in June 2016. 

SUMMARY OF CONSULTATION RESPONSES 

A series of statutory and non-statutory bodies have been consulted as part of this 
application and a summary of the comments received from them is set out below. 

Bury Council.

No objections.

Calderdale Council 

No comments received.

The Coal Authority 

No objections. Comment that the site does not fall within the defined Development High Risk 
Area and is located instead within the defined Development Low Risk Area. This means 
there is no requirement for a Coal Mining Risk Assessment to be submitted. 



Conservation and Design

No objections. The assessment of the effects of the proposed development on the 
surrounding heritage assets are summarised as follows:

Rochdale Town Centre Conservation Area

On the Constantine Road / Smith Street corner, the proposed development clearly makes 
an impact on the character and setting of the conservation area, particularly in the area of 
South Parade and The Butts. The use of extensive glazing and copper toned cladding 
breaks up the massing of the building. I would consider that the development makes a 
positive contribution to local character and distinctiveness, and along with other 
regeneration initiatives in the town centre it will sustain and enhance the heritage within the 
conservation area by encouraging people to visit and invest in the town. Following on from 
previous discussions I still have some concerns about the location of the service entrance 
as I consider this to cause less than substantial harm to the significance of the conservation 
area. The impact of this service entrance has been mitigated to some extent by the high 
quality design of this corner and the extensively glazed restaurant and ground floor 
entrance. The public benefits of the development outweighs the harm although I am 
disappointed that an alternative solution was not found to move the service entrance away 
from this high profile location. I would request that a decorative screen is incorporated into 
the service entrance shutter and deliveries are limited during shopping times. 

Baillie Street

Within the Rochdale Town Centre Conservation Area, to the west of the site, are the Grade 
II listed 17a and 19 Baillie Street directly facing the proposed cinema block. The setting of 
these buildings was significantly harmed in the 1970's when the high level walkways were 
constructed directly in front of the buildings and now that they have been removed a high 
quality development is welcomed. I consider that this element of the proposed development 
makes a positive contribution to the setting of the listed buildings as a large area of public 
realm has been retained between the listed buildings and new development. This distance 
reduces the dominance of the new structure over the listed buildings and the use of 
extensive glazing and copper cubes breaks up the massing of the building. The use of 
natural stone paving for the public realm retains the historic character of this area and I 
would like a sample of the stone to be submitted for approval prior to works commencing.

I consider the development to make a positive contribution to Baillie Street and also the 
setting of the listed buildings as it will enhance and better reveal their significance. 

1 Drake Street and 2 Smith Street (Former Wellington Hotel)

The corner of the Smith Street elevation of the proposed development faces the Grade II 
listed 2 Smith Street which is also within the Rochdale Town Centre Conservation Area. The 
development is separated from this building by a Metrolink tram stop and a wide area of 
public realm which I consider to reduce the impact on this heritage asset. I consider that 
there is no harm to the setting of the listed building.

Town Head Conservation Area

Phase 2 of the proposed development is directly to the south (downhill) of the Town Head 
Conservation Area. The detailed design of this development should be sensitive to the 
context of both the conservation area and although I would consider the impact on the 
conservation area to be minimal as the development faces the rear of the terraces on 
Yorkshire Street. I would like to see the roofline of these properties to remain visible from a 
distance to retain the historic context of this street. I consider the outline development to 
cause less than substantial harm to the setting of the conservation area; however the public 
benefits of redeveloping this gap site and enhancing the town centre outweigh this harm.



Town Head House

The Grade II listed Town Head House was built in the early nineteenth century as a high 
status dwelling and was later extended and converted into offices. While the lower end of 
the development site towards Baillie Street was characterised by factories and mills, historic 
maps indicate that the slopes to the south of Town Head House were characterised by 
terraced housing and chapels. There has always been a buffer between this building and 
the structures downhill to the south and this buffer will be retained as the land directly to the 
south of the house is in the same ownership. I consider the outline proposal to cause less 
than substantial harm to the setting of this listed building. The public benefit of the outline 
proposal outweighs the harm by regenerating this gap site.

128 Yorkshire Street

This two-storey building was constructed in the late eighteenth century and is listed at Grade 
II. Due to the small scale of this building which faces away from the development site, I do 
not consider the proposed development to cause any harm to the setting of this listed 
building.

21 The Butts (RBS)

Alongside the Regal Moon is the Grade II listed RBS Bank at 21 Butts Avenue, an early 
nineteenth century building with an early twentieth century Portland stone façade and I do 
not consider the development to harm the setting of this listed building due to the proximity 
of the Regal Moon between this building and the development.

5 South Parade and Rochdale Town Hall

Further along South Parade is the Grade II listed 5 South Parade (Bar 5) and beyond this, 
within view of the development, is the Grade I listed Rochdale Town Hall. I am satisfied that 
the massing, design and materials of the development on the Constantine Road / Smith 
Street corner allow the building to sit comfortably within the vast range of building styles in 
this area. I do not consider the development to cause harm to the setting of these buildings.

Economic Affairs 

The following comments in support of the application have been made:

 The borough is in need of new jobs and the development will bring up to 1030 full 
time equivalent jobs when operational and 143 jobs during the construction phase. 

 Jobs in Phase 1 will bring employment values of approximately £10.8m-£15.7m from 
the permanent jobs and £4.2m from the construction jobs. 

 Further jobs and value will be delivered from the proposal in Phase 2. 
 The town centre has lost retailers such as Beales and TJ Hughes (department 

stores) and food operators such as McDonalds. The size of the new units and 
general attractiveness of the new development will help attract former and new high 
street names back to Rochdale Town Centre. This will help retain shoppers and their 
disposable income in the town centre rather than in neighbouring towns. 

 The development will link parts of the town centre together such as Ballie Street 
which accommodates several independent retailers so that they too will benefit from 
the increased footfall in the area.

 The Council will be seeking to work with the developer and occupiers on both the 
recruitment and training of new staff and promoting supply chain opportunities to 
local businesses. This will help maximise the economic benefit to the borough. We 



would suggest that a planning condition be imposed on any planning approval to 
require the developer to submit a targeted recruitment and training strategy for the 
development 

 The location of the Rochdale Riverside development, immediately adjacent to the 
transport interchange, ensures that people from across all parts of the borough will 
find the jobs accessible. This is vitally important for those without access to a car.

 The generation of additional business rates payable to the Council is welcome 
particularly as Greater Manchester intends to retain 100% of business rates from 
new developments.

 The high quality retail and leisure offering and the hotel within Phase 2 will enhance 
the tourism appeal of the borough, and the capacity to meet the needs of visitors. 
This is particularly important as the borough’s heritage offer is increasingly being 
recognised as diverse and of international importance especially with the Co-
operative history, and plans for Rochdale Town Hall.

Electricity North West 

No comments received. 

Environment Agency 

No objections and have made the following comments: 

 The measures as detailed in the Flood Risk Assessment meet the requirements of 
the National Planning Policy Framework. 

 The Flood Risk Assessment has adopted a managed approach to dealing with the 
impact of climate change and identified that off-site mitigation measures would be 
required. The LPA will need to ensure that these are carried out so that risk is 
mitigated over the lifetime of the development. 

 It is recommended that the following conditions are imposed: 

o If, during the construction phase of the development contamination not 
previously identified is found to be present at the site then no further 
development shall be carried out until the developer has submitted a 
remediation strategy to the local planning authority detailing how this 
unsuspected contamination shall be dealt with and obtained written approval 
from the local planning authority. The remediation strategy shall be 
implemented as approved. 

o Prior to phase 2 of development approved by this planning permission no 
development shall take place until a scheme that includes the following 
components to deal with the risks associated with contamination of the site 
shall each be submitted to and approved, in writing by the LPA: 

1. A preliminary risk assessment.

2. A site investigation scheme. 

3. A remediation strategy.

4. A verification report to confirm the works set out in the remediation 



strategy are complete. 

Environment Health (Contamination)

No objections and request a condition is imposed requiring the submission of site 
investigation and risk assessment being carried out to determine the remediation necessary 
to bring the site to a condition suitable for the intended uses.  A Verification Report 
describing any remediation measures subsequently completed at the site should also be 
produced for the LPA’s approval.

Environment Health (Noise)

No objections. It is recommended the following conditions, as per the submitted acoustic 
report are imposed:

Phase 1 

 No fixed plant or machinery in Phase 1 shall be operated until measures have been 
implemented in accordance with a scheme first submitted to and approved in writing 
by the Local Planning Authority, to prevent air-borne noise from the operation of such 
fixed plant and machinery adversely affecting neighbouring residential properties, 
including existing and, where known, future residential properties. The applicant shall 
submit a scheme to demonstrate that the cumulative noise from all such plant and 
machinery will obtain a daytime (07:00 hours to 23:00 hours) LAeq,1 hour no greater 
than 48 dB (free field) and a night time (23:00 hours to 07:00 hours) LAeq,15 mins no 
greater than 46 dB (free field) as calculated or measured at one metre from the 
façade of any residential dwellings.

Phase 2

 No fixed plant or machinery shall be operated until measures have been 
implemented in accordance with a scheme first submitted to and approved in writing 
by the Local Planning Authority, to prevent air-borne and structure borne noise from 
the operation of such fixed plant and machinery from adversely affecting the 
residential areas of the development nor neighbouring residential properties, 
including existing and, where known, future residential properties. The applicant shall 
submit a scheme to demonstrate that the cumulative noise from all such plant and 
machinery will obtain a daytime (0700 hours to 2300 hours) LAeq,1 hour no greater than 
48 dB (free field) and a night time (2300 hours to 0700 hours) LAeq,15 mins no greater 
than 46 dB (free field) as calculated or measured at one metre from the façade of 
any residential dwelling and LAeq,15mins 25 dB within any residential property within the 
development.

 No development shall commence until a scheme for protecting any residential units 
within the development from noise generated by traffic or other external sources, has 
been submitted to, and approved in writing by, the local planning authority. All works 
that form part of the scheme shall be completed before any part of the noise 
sensitive development is occupied. Unless otherwise agreed in writing, the submitted 
scheme shall demonstrate that the maximum internal noise levels in bedrooms and 
living rooms in residential properties post construction will be no greater than 30 dB 
LAeq,8hour (at night 23:00 - 07:00) and 35 dB LAeq,18 hour (during the day 07:00 – 23:00).;



 Prior to commencement of the relevant phase of development of part thereof, details 
shall be submitted to and approved in writing by the Council, of the sound insulation 
of the floor/ceiling/walls separating noise sensitive residential units from non-
residential units. Details shall demonstrate that the sound insulation achieves the 
basic requirement of Building Regulations Approved Document E with, at least, 5 dB 
enhancement, thus providing at least DnTw+Ctr 50 dB and, where located above a 
residential unit no more than L’nTw 57 dB. Additional mitigation measures shall be 
implemented where necessary to contain commercial noise within the commercial 
premises and to achieve the `Good' criteria of BS 8233:2014 within the residential 
noise sensitive premises. 

Environmental Management 

Comment there are no definitive public rights of way within the site.

Georgian Group 

No comments received.

GM Fire and Rescue Service

No comments received.

Greater Manchester Archaeological Advisory Service

No objections. Comment that the archaeological interest can be summarised as relating to 
physical remains of power systems associated with historic textile mills along the north side 
of Smith Street, together with 19th century workers’ housing in the north-east part of the 
proposed development area. The archaeological heritage is not nationally significant 
(warrant preservation in situ). Consequently the following condition has been requested:

 A programme of archaeological works should be undertaken at the site in 
accordance with a Written Scheme of Investigation 

Greater Manchester Ecological Unit 

No objections. 

Greater Manchester Police (Design for Security)

No objections. The submitted Crime Impact Assessment makes a number of 
recommendations for increased security which include the use of CCTV and avoiding where 
possible the use of recessed doors. It is recommended that a condition is imposed which 
requires the development to be designed and constructed in accordance with the 
recommendations contained within the submitted Crime Impact Statement. 

Highways England 

No objections. A condition has been recommended which requires the submission of a 
Travel Plan. 

Health and Safety Executive

Comment that the proposed development does not lie within the consultation distance of a 
major accident hazard pipeline and therefore they have no comments to make. 



Historic England 

No objections. Comment that the remit of Historic England lies principally on the impact of 
the proposal on the setting and significance of Rochdale Town Hall (Grade 1). The 
submission includes a view from the near corner of the Town Hall looking towards the 
development site. This illustrates that while the development would have some impact on 
how the Town Hall is understood and experienced in its wider urban context, this is a 
marginal impact in view of the significance of the building as a whole and its distance from 
the proposal area. Therefore, while we would encourage consideration of whether the 
service entrance could be located elsewhere to make the best of opportunities to enhance 
this nodal point in the town centre, there is no objection to the proposal from a national 
heritage perspective. 

Lead Local Flood Authority 

No objections.

Local Highway Authority 
No objections raised and offer the following comments. 

 The town centre has a range of sustainable transport methods alternative to car 
travel such as bus and Metrolink services; Rochdale’s Metrolink service also offers 
sustainable transport links to a variety of destinations with trams running on average 
every 6 minutes during the day between Monday to Saturday, every 12 minutes on 
Sundays and during the evenings.

 Rochdale train station and a second Metrolink stop are also within close proximity of 
the proposed development; Rochdale train station is managed by Northern Rail and 
has 3 platforms offering 8 services per hour to a variety of destinations.

 In addition to this pedestrian & cycle links are extensive, two cycle hubs are within 
close proximity of the proposed development; the hubs provide secure and sheltered 
bicycle parking, protected by CCTV with a swipe card entry for members. There are 
also additional existing cycle parking facilities within Rochdale town centre.  

 The number of car parking spaces to be provided within Phase 1 is sufficient. 
However to assist in the dispersal of shopping traffic across the town centre it is 
considered that as part of the Phase 2 development a parking signage strategy 
should be developed to provide active signage to motorists to indicate available 
capacity at key town centre car parks. The applicant has agreed in principle to 
provide a financial contribution towards the provision of an active parking signage 
strategy.

 It has been agreed that the reduced section of footway adjacent to the Metrolink 
track will be subject to a formal closure order with access restrictions put in place. 

 Concerns have been raised regarding the Servicing area within Zone 1 upon review 
of the swept path plots within Appendix B of the transport Assessment Figures 1-16. 
Whilst it is demonstrated that a vehicle can manoeuvre within the service area and 
exit in a forward gear there is the potential for conflict if the proposed managed 
facility does not operate successfully. The negative impacts of this conflict are also 
likely to create implications on the public highway/Metrolink track. Therefore prior to 
Rochdale Borough Councils Highways Service supporting the current proposal a 
Servicing Management Plan must be submitted for review, if acceptable the 
arrangements proposed within this document must be conditioned within the 
approval of the development. 



 A Prohibition of Vehicles, except access to off street premises Traffic Regulation 
Order is required at the junction of The Butts with associated signage.

 A modification of the existing one way Traffic Regulation Order on Baillie Street is 
required to provide an extension of this order along Constantine Road. No Entry 
signage on Constantine Road at give way lines required. 

 The proposed bollard to restrict access at the junction of Baillie Street should be 
moved to Constantine Road at the Give Way line.

 The turning facility at the bottom of Penn Street close to the entrance of the 
Wheatsheaf must be maintained. 

 Bell Street must be added into the prohibition of vehicles, except goods between 
6pm and 10am (continuation of Baillie Street / Constantine Road). The existing 
disabled bays on Bell Street are to be removed.

 The loading bay on Bell Street must be revised to reflect the 6pm-10am prohibition of 
vehicles order. To mitigate against the alterations detailed above a new 24 loading 
facility is required at Reed Hill.

 A plan must be submitted with an amended alignment of the Penn Street & New 
Baillie Street junction incorporating vehicles exiting the Wheatsheaf / New Service 
Road & vehicles accessing the temporary parking area, this proposal will benefit 
from a right hand turn pocket for vehicles entering the temporary parking area. No 
Entry signage close to the Wheatsheaf exit to highlight one-way southbound traffic 
from Penn Street is also required.

 A no Entry signage is required on Smith Street at the junction of Milton Street, 
subject to existing experimental order. 

Manchester City Council 

No comments received.

Minerals and Waste Planning Unit

No comment 

National Grid

No comments received.

Natural England

No objections and comment that the development would not have a significant effect on the 
interest features of any statutory nature conservation sites. 

Network Rail

No comments received 

Oldham Council

No objections 

Rochdale Development Agency 

Support the application and offer the following comments:



 Rochdale town centre is currently undergoing a major transformation, with 
investment of £250 million being used to strengthen the retail, leisure, cultural and 
educational provision within the town centre as well as to improve public transport 
and public realm. The proposed Rochdale Riverside development forms a key part of 
this wide-ranging regeneration programme. 

 The development will be particularly important in terms of addressing the identified 
need for new retail and leisure provision, to help reverse the decline of the town 
centre and revitalise its offer. By significantly strengthening the town centre’s retail 
and leisure offer, the proposed development will generate a range of economic 
benefits within the local and wider area, including a significant number of full time 
and part time jobs. 

 The development will increase the range, choice and quality of facilities for visitors. 
This is necessary to increase footfall to the town centre as a whole and will have a 
direct benefit on existing retailers and businesses and help to retain visitors and 
shoppers within the area.

 The development will help to attract and encourage private investment in the town 
centre.

 The development will help to tackle unemployment as it will create new job 
opportunities for local residents.

 The development will offer visitors to the town centre a range of leisure and 
restaurant facilities not currently available such as the new Cinema. This is turn will 
create a vibrant and lively town centre and attract a night time economy which has 
disappeared in recent years.

 The development will provide a link between the primary shopping areas on 
Yorkshire Street across to Number 1 Riverside including the Wheatsheaf and the 
Exchange which will encourage overall use of the town centre. The improved 
pedestrian access routes through the scheme to surrounding areas will provide a 
safe, open and attractive environment for people to walk around and tackle the 
perception of crime.

 The development will enhance the image of the town centre and improve the quality 
of the local environment, helping to create a distinct sense of place. 

 The scheme will complement improvements already made in the town centre and 
mark Rochdale as key shopping destination, further adding to the on-going 
transformation of the town centre.

Rochdale Town Centre Management Company 

Support the application and offer the following comments:

 The new retail scheme will help claw back trade lost to other centres and retail 
destinations. 

 The scheme will provide excellent pedestrian connectivity with the primary shopping 
area. This in turn will ensure the town centre will benefit from the proposed 
development through an increase in visitor numbers and footfall which will increase 
expenditure within the wider town centre. 

 The new development will ensure Rochdale Town Centre can compete better than it 
currently does by delivering a high quality modern retail floor space suitable for 
national multiple retailers, which will be anchored by retailers including Marks and 
Spencer and Next. 



 Improved environmental setting providing an enhanced experience for shoppers and 
tackling the perceptions of safety and crime. 

 It will create an extension to the prime retail centre with links to The Wheatsheaf and 
The Exchange and will help to retain existing retailers. 

 The introduction of a cinema and additional food and drink outlets will create an 
evening & night time economy not currently present. 

Schools Service 

Comment that existing primary and secondary schools within the local area are very close to 
capacity and there is a need for additional places to be provided within the Rochdale 
township. It is therefore requested that the proposed development mitigates for this 
additional demand for education places by providing a financial contribution to be utilised 
towards providing additional education facilities at Primary and Secondary Schools within 
the local area.

Sport England

Comment that the development is not considered to fall either within their statutory or non-
statutory remit. 

Strategic Planning (Senior Transport Strategy and Projects Officer).

No objections. Comment that once the development is operational, the impact on 
surrounding receptors is negligible. NO2 and PM10 concentrations across the site will remain 
well below the Air Quality Objectives. 

During the construction phase of the development the dust emission levels predicated from 
the site are likely to be high. It is therefore necessary to impose a condition which requires 
the submission of a Dust Management Plan. An approved and implemented Dust 
Management Plan will ensure the residual dust impact during the construction phase is 
negligible. 

It is requested that a contribution towards the finance costs of installing a NO2 diffusion tube 
to be located within the development. 

Transport for Greater Manchester (TFGM)

No objections. The following comments have been made: 
 The interaction between the Metrolink interchange and the retail units needs to be 

carefully considered during detailed design stage in terms of pedestrian accessibility. 
As there will be no direct natural surveillance from the rear of the units, it is important 
to create sufficient space within this public realm area to ensure it doesn’t feel 
oppressive. A wide public realm area, landscaping and the use of lighting will 
therefore be particularly important in maintaining the existing pedestrian links to the 
interchange. 

 The design of the amended Metrolink track crossing shown as part of this 
development will need to be funded by the developer and approved by TfGM. The 
construction of this crossing will need to comply with Metrolink safe methods of 
working/

 During the detailed design the developer should bear in mind the proximity of the 
Metrolink overhead line equipment adjacent to the development. This may impact for 
instance on how windows will be cleaned and how the building will be maintained. 



 The developer should note that electrical bonding of certain elements of the 
development may be required due to the proximity of Metrolink. Discussions with 
TfGM’s Electrical Engineer will be required to confirm any requirements in this 
regard. 

 The developer should note that there will be restrictions on maintenance due to the 
development’s close proximity to Metrolink. 

 It is suggested that the following conditions are imposed; 
o The submission of a Construction Management Plan which shall include 

agreed safe methods of working adjacent to the Metrolink Hazard Zone. 
o The submission of a Framework Travel Plan which will encourage 

sustainable travel behaviour. 

Twentieth Century Society 

No comments received.

United Utilities

No objections and recommend the following conditions are imposed: 

 Foul and surface water shall be drained on separate systems.
 A surface water drainage scheme, based on the hierarchy of drainage options in the 

NPPG to be agreed by the Local Planning Authority.
 A sustainable drainage management and maintenance plan for the lifetime of the 

development too be agreed by the Local Planning Authority. 

The Victorian Society 

No comments received.

PUBLIC CONSULTATION 

Scope of Public Consultation 
 
Following receipt of the application a consultation and notification exercise was undertaken 
as required by the Town & Country Planning (Development Management Procedure) Order 
2010 and the Town and Country Planning (Environmental Impact Assessment) Regulations. 
 
In addition to the consultation of statutory and non-statutory consultees, Site Notices were 
displayed at various locations around the site. The application was advertised in the Local 
Press.

Notification letters were posted to residents and businesses surrounding the application site. 
 
Under Regulation 24 of the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2011 (as amended), following the issuing of a decision notice the 
Secretary of State will be informed in writing and the public informed by way of local 
advertisement. 

Summary of Responses 
 
The public consultation exercise outlined above produced the following responses from 
residents/local stakeholders



Support 

Two letters of support have been received, which can be summarised as follows:

 Any improvement to retail facilities in the town centre and actions to increase footfall 
will be of benefit to all retailers.

 The buildings and landscaping shown on the plans would enhance the appearance 
of the town centre.

 A flatter environment makes shopping and leisure facilities more accessible for 
disabled.

Neutral Responses

Several comments in regard to the proposal have been made and they can be summarised 
below:

 It is hoped that the new development will make it easier for shoppers to access the 
top end of Yorkshire Street.

 In conjunction with the development there should be investment to smarten up the 
top end of Yorkshire Street.

Objections 

At the time of writing, one letter has been received by JLL (Planning Consultant) who 
confirm they have been appointed by Mars Real Estate Investment BV who are the owners 
of the Rochdale Exchange Shopping Centre. JLL confirm as a key stakeholder within the 
town which owns an important retail destination within the primary shopping area, it is 
important that the Riverside application is considered in the context of the existing core retail 
area of the town. It is stated in the letter that a more detailed objection is to follow. At the 
time of writing this report the detailed letter of objection has not been received. Additionally, 
further email contact and telephone calls from QUOD (Planning Consultant) have been 
received on behalf of Mars Real Estate Investment BV to seek a meeting with officers. It has 
been indicated that an objection is to follow and that it will seek some form of mitigation 
measure, but no details have been provided at time of writing this report.

ANALYSIS 

PRINCIPLE OF THE PROPOSED USES AND THE SCHEME’S CONTRIBUTION TO 
REGENERATION 

Background

In assessing the principle of development, the Rochdale UDP (2006), specifically policy 
G/S/1 hierarchy and role of town centres, Core Strategy (2016) policies E1 and E1/R are 
considered the most relevant. It is also relevant to see the principle of development in 
context of Core Strategy (2016) policies SD1, SP1 and SP2 that set out sustainable 
development, spatial strategy and the role of Rochdale’s boroughs.

The application is submitted as a hybrid application. The detailed application relates to 
Phase 1 while the outline application relates to Phase 2. 

Phase 1 includes the following development:
 Retail (Class A1) maximum floorspace circa 18,100m² including M&S department 

store.
 Food & drink uses (Classes A3/A4) maximum floorspace circa 4,400m².



 Cinema (Class D2) 6 screens floorspace circa 1,800m².
 Gym (Class D2) as alternative use to first floor circa 2,000m².
 Car park – up to 344 car parking spaces arranged on two decks (18 disabled & 7 

parent and child).
 Cycle parking – up to 50 spaces over two locations.

Phase 2 includes the following developments:

 Up to 100 new residential apartments across one or more buildings.
 A hotel for between 80 to 120-bedrooms in one building.
 Up to 3000m² of B1 offices floorspace across one or more buildings.
 Flexible ground floor uses for:
 Up to 1000m² for retail, food & drink uses in Classes A1, A3/A4.
 Up to 500m² for doctor’s surgery, dentist, community use, etc. Class D1
 Up to 250m² for hot food takeaway in Class A5.
 Car parking provision for up to 189 spaces in an undercroft arrangement and 

some surface
 Parking areas subject to detail design.

National Planning Policy Framework

The National Planning Policy Framework sets out the Government’s planning policies with 
the presumption in favour of sustainable development (paragraph 14).

Paragraph 7 of the Framework sets out the three dimensions to sustainable development: 
economic, social and environmental. The social role includes supporting strong, vibrant and 
healthy communities by providing accessible local services that reflect the community’s 
needs and support its cultural well-being, and also by mitigating and adapting to climate 
change including moving to a low carbon economy. The economic role includes contributing 
to building a strong, responsive and competitive economy, by ensuring that sufficient land of 
the right type is available in the right places and at the right time to support growth. The 
environmental role involves contributing to protecting and enhancing our natural, built and 
historic environment.

Paragraph 9 advises that pursuing sustainable development involves seeking positive 
improvements in the quality of the built, natural and historic environment, as well as in 
people’s quality of life, including making it easier for jobs to be created in cities, towns and 
villages, replacing poor design with better design, and improving the conditions in which 
people live, work, travel and take leisure.

Paragraph 17 sets out 12 core planning principles which should underpin both plan making 
and decision-taking. Of relevance to this application, these include proactively driving and 
supporting sustainable economic development to deliver the infrastructure that the country 
needs, securing high-quality design and amenity, supporting the transition to a low carbon 
future, encouraging the effective use of land by reusing land that has been previously 
developed (brownfield land), promoting mixed use developments and making the fullest 
possible use of public transport, walking and cycling.

Section 2 of the Framework seeks to ensure the viability of town centres. Of relevance, 
paragraph 23 states that LPAs should recognise town centres as the heart of their 
communities and pursue policies to support their viability and vitality, promote competitive 
town centres that provide customer choice and a diverse retail offer and which reflect the 
individuality of town centres, and, where town centres are in decline, plan positively for their 
future to encourage economic activity. Paragraphs 23 to 27 require Local Plans to allocate 
appropriate edge of centre sites for main town centre uses to meet identified needs. 



Rochdale Town Centre East is the Councils preferred site for promoting retail, leisure, 
commercial, office tourism, cultural, community and residential development in Rochdale 
town centres. This is supported by the Rochdale UDP (2006), Rochdale Masterplan, 
Rochdale Town centre east SPD and the Core Strategy.

It is clear from the above that the principle of the proposal is supported by current national 
planning policy. The subsequent section of this report provides a detailed assessment of the 
proposals in light of the identified policies and supplementary planning documents.

Assessment

UDP

UDP policy G/S/1 sets out the defined centres and its position in the hierarchy of the 
centres, where Rochdale Town centre is considered as the main town centre and also 
performs a special role as a sub-regional shopping centre. The aims and objectives of the 
‘Riverside’ proposal supports and promotes Rochdale town centre as the principle shopping 
centre within the borough.

Core Strategy

Policy E1 sets out the aim of establishing thriving town, district and local centres which is 
diverse, competitive and sustainable to meet the shopping needs of the borough. Otherwise 
there will be a continued loss to the local economy and more and more people will leave the 
borough to shop elsewhere. Policy E1 keeps and retains the defined town centres in the 
order set out in the UDP with Rochdale as the main town centre with sub regional 
significance. The proposed ‘Riverside’ scheme will directly help to achieve this aim through 
the creation of significant retail and leisure developments capable of attracting people to the 
town centre and competing with other retail destinations including other sub-regional centres 
outside of the borough.

Policy E1 seeks to protect town centres by ensuring the scale of retail and leisure proposed 
is appropriate to the size, catchment and role of each centre. Given Rochdale town centre is 
the largest of the town centres and as a sub-regional centre, the scale of the proposed 
‘Riverside’ scheme is considered entirely appropriate. The supporting evidence within the 
application has successfully demonstrated that there is a need for the level of development 
proposed and sufficient capacity to support the expansion of Rochdale town centre which 
ultimately will bring back the trade currently being lost to towns nearby. In addition, the 
Rochdale Retail and Leisure Study clearly states that a major retail and leisure scheme in 
Rochdale town centre can secure an uplift in the town’s market share and reduce retail 
expenditure ‘leakage’ to destinations outside of the borough.

The criterion in policy E1 seeks to support the evening economy by having a more 
sustainable approach to town centres which includes housing, a 24-hour town centre 
economy and supporting a mix of uses such as restaurants, bars, theatres etc. The 
development would meet this objective as it seeks to provide a mix of uses such 
restaurants, hotels, residential and leisure facilities. 

In determining the proposal policy E1 requires:

 the application of the sequential approach where a site is not in an existing centre, and 
 an impact assessment to understand, if any, the impact of the proposal on all the 

defined centres within the catchment area and on any planned investment with these 
centres.

With regards to the sequential test, the site is edge of centre as set out in the definition in 
NPPF. Therefore, a sequential test is required. 

It has been previously agreed with officers of the Council that the area of search must be 
within Rochdale Town Centre otherwise it would fail to meet the objective which seeks to 



regenerate and rejuvenate it. In addition, the evidence submitted with the application has 
satisfactorily demonstrated the sequential approach and it is accepted that neither the 
Wheatsheaf Centre nor the Rochdale Exchange is suitable or available to accommodate the 
proposed development, and that the proposed ‘Riverside’ site is the most sequentially 
preferable as it is located immediately adjacent to the currently defined primary shopping 
area. In this regard, it is important to note that the proposed development has been 
orientated to ensure that it forms an extension of the existing primary shopping area, and 
shopping circuit within. 

In terms of the retail impact, in this instance it is not considered a requirement to undertake 
a Retail Impact Assessment because the proposal is located within Rochdale town centre 
and accords with the development plan with retail development specifically promoted in this 
location. However, for the purpose of completeness a detailed Retail Impact Assessment 
has been submitted. The findings of the assessment are accepted, which conclude the 
proposed development will have a positive impact on the vitality and viability of the centre by 
increasing visitor numbers, attracting retailers to the town centre, increasing the range and 
choice of retail for consumers, and increasing the expenditure spent in the Rochdale town 
centre as a whole. In addition to this, the introduction of the new leisure uses including the 
cinema and restaurant uses, will further enhance the vitality and viability of the town centre, 
and will specifically support the evening economy. 

The submitted Retail Impact Assessment mirrors the Rochdale Retail and Leisure Study 
(2015), undertaken by NLP on behalf of the Council, which identifies Town Centre East as 
being suitable to provide the quantum floorspace needed to support the additional uplift in 
retail and leisure capacity. In addition, Rochdale Town Centre East was considered the most 
sequentially preferable of the potential development sites evaluated. 

Policy E1/R – Establishing Rochdale as a thriving town centre

This sets out key priorities, first of which is the delivery of major comparison retail 
development and convenience retail, particularly in the east of the town centre which will be 
fully integrated with the rest of the town centre. Rochdale town centre east is fundamental to 
the regeneration of Rochdale town centre. The proposed application directly seeks to deliver 
and address this priority through their proposal to provide:

 New destination retail and leisure development including anchor department store 
and multiplex cinema that will attract shoppers and visitors to the town centre, 
clawing back trade that is currently lost outside of the borough.

 New retail and leisure facilities that are well connected to and integrated with the rest 
of the town centre including the primary shopping area. This has included the 
proposal being orientated so that the new retail street adjoins the existing primary 
shopping area that will ensure that the proposal does not become a one-stop 
shopping destination within the town centre and to encourage visitors to the proposal 
to visit the wider town centre, including the existing shopping centres and main retail 
street (Yorkshire Street),

 New permanent work opportunities in retail, leisure, office, hospitality and other 
industries,

 New food and drink leisure activities to expand the evening economy of the town 
centre and to broaden its attraction, and

New public spaces and streets integrated into the surrounding area to extend and provide 
new routes, including the extended shopping circuit.

Phase 1 seeks to deliver the transformational change of the site and provide the basis to 
reverse the decline of the town centre and specifically deliver on a range of uses. In turn it 
will provide the basis for Phase 2 to come forward to complement and complete the 
development. 



Some of the proposals trade will be drawn from existing shops and facilities elsewhere in the 
town centre. However, the new retail and leisure units will attract new customer and visitors 
to the town centre and will help to reverse the decline of the town centre as a shopping and 
leisure destination. This will help to increase visitor numbers to the town centre who will then 
visit other parts of the town centre, including those existing shops and facilities which will 
help to offset any impact on existing facilities and sure the vitality and viability of the whole 
of the town centre. 

As such, the application proposals will have a significant positive impact on the vitality and 
viability of Rochdale Town Centre by delivering the significant intervention required, 
promoting the centre as an important retail and leisure destination within the sub-region and 
ensuring connectivity with the rest of the town centre.

Policy E3 – Focusing on economic growth corridors and areas

This further reiterates the role of Rochdale Town Centre as a location which could help 
deliver and maximise the benefits of growth and investment and provide sustainable jobs. It 
highlights Rochdale Town Centre East as an area having potential for B1a office 
development. The proposed office within Phase 2 complies with policy E3 and if delivered 
could create a number of new jobs, attract investment and deliver growth.

Policy E5 – Encouraging the visitor Economy

One of the key focuses of policy E5 is to promote tourism within Rochdale Town Centre by 
promoting the heritage attractions of the Town Hall, Broadfield Park and the Municipal 
Gardens, and the Toad Lane Pioneers trail linked through to the river and the retail centre. 
Rochdale Town Centre plays an important role in attracting visitors and it is recognised as a 
gateway to promote cultural and leisure facilities and activities. The proposed development 
seeks to provide a number of non-retail uses such as a multiplex cinema, leisure, food and 
drink, and a hotel. The site would be in easy walking distance of the above mentioned 
assets and the development would enhance them due to the increased numbers of people 
visiting the town.

Policy C1 – delivering the right amount of housing in the right places

One of the main focuses for the location of additional homes is in inner areas, town centres, 
large outlying single tenure estates and other communities. The proposal seeks to provide 
up to 100 new homes (apartments) in Rochdale town centre as part of the second phase of 
the scheme. It will help in improving the type and range of homes offered in the town centre 
and at the same time promote the reuse of previously developed land to create a 
sustainable town centre which is also advocated by the Housing White Paper (2017) in 
optimising brownfield sites in order to deliver new homes.

Policy C2 – Focusing on regeneration areas and economic growth corridors/areas

The proposal seeks to focus new housing development in Rochdale Town centre which is 
considered in policy C2 as an economic growth corridor. Again, this will help to create 
sustainable patterns of development and help tackle social and economic deprivation in 
Rochdale Town Centre. 

Policy C3 – Delivering the right type of housing

The proposal seeks to provide high density housing in Rochdale town centre as part of the 
second phase which will accommodate up to 100 new homes. This directly meets the policy 
aim to widen housing choice and focus higher density homes in and around Rochdale Town 
centre.



Policy C8 - Improving community, sport, leisure and cultural facilities

Policy C8 aims to improve community, sport, leisure and cultural facilities in accessible 
locations that are appropriate to their size subject to fulfilling the sequential test. It highlights 
that Rochdale Town Centre should be the focus of major facilities that attracts large 
numbers of people as it is considered the most accessible in terms of location. The 
proposed ‘Riverside’ scheme seeks to provide a number of leisure facilities such as a 
cinema. Being located with the town centre the leisure uses will be highly accessible and 
proposal complies with the requirements set out in policy C8, particularly in relation to the 
sequential approach and on matters of accessibility.

Rochdale Town Centre East Area Framework SPD (2007)

This SPD forms a key part of the regeneration vision and supporting outcomes for Rochdale 
town centre. It sets out key objectives and development principle to support the revitalisation 
of Rochdale town centre east and to assist local action towards achieving this. 

It supports a vibrant mix of uses and facilities, which will help it, transform the centre into an 
exciting, vibrant destination for the people of Rochdale to visit shop and work in.

The SPD supports and will create a new social and cultural heart for the area, by bringing a 
high-quality mix of shops, restaurants and entertainment within vibrant public spaces to the 
town centre.

The proposed ‘Riverside’ scheme has built upon the SPD and directly supports the key 
objectives and seeks to bring forward a high quality, vibrant and attractive scheme. The 
proposed development seeks to bring about economic vitality and viability, an improved 
physical environment and support the health, social and cultural well-being of Rochdale 
town –the very essence of sustainable development. It is considered the development 
adheres to the key objectives of this SPD.

Rochdale Town Centre East Area Development Framework (2015)

The Development Framework supports the SPD and policy in setting out in further detail the 
regeneration requirements focused on character areas 2 and 4, that correlate with the 
development site. The Framework sets out the basis for the need for a variety of retail and 
leisure units, anchor store and cinema to successfully meet the regeneration objectives of 
the area. It also provides the broader approach into Phase 2, its interaction with Phase 1 
and the existing town centre to strengthen and support the town centre. Its design principles 
were extensively consulted upon and it informs the development proposals put forward, 
which is set out subsequently in this report were also peer reviewed through design panel, 
Places Matter!.

As with the SPD it is considered the development adheres to the key objectives, the detailed 
requirements and design principles of the Framework.

Other considerations

The application has provided a detailed Economic and Regeneration Statement that sets out 
the proposals will bring significant employment and monetary benefits, with Phase 1 alone 
providing:

 744 - 1,030 Full Time Equivalent employment opportunities created through the 
operational phase of the development.

 Approximately £10.8 - £15.7 million per annum from permanent jobs delivered in the 
local area.

 143 temporary construction jobs over the 80-week construction programme.
 A one-off temporary construction employment value of over £4.2 million.



 Business rates generation of approximately £2.7 - £3 million annually 

These benefits quantify the value of the investment to the town centre and the Borough, 
confirming the direct support to the SPD, Framework and policy objectives.

Conclusion

It cannot be overstated that the regeneration of Rochdale town centre is a key priority for 
Rochdale. The proposal for major retail and leisure development is responding to the lack of 
diversity and choice for retail shopping, leisure, and demand for B1 office uses. The 
regeneration aims and objectives have been developed by the Council, the RDA and the 
community for over a decade.

Policy E1/R of the Local Plan establishes Rochdale Town centre east as the priority project 
for the town centre. Rochdale Town centre east can be developed as a comprehensive, 
retail-led project that can integrate and complement the wider town centre. It will create a 
step change in the retail and leisure offer of Rochdale.

The Rochdale Retail and Leisure Study 2015 confirmed a significant amount of potential to 
expand the retail and leisure offer of the town and this is evident in interest from operators in 
opportunities in the town centre.

The analysis of the town centre confirms the opportunity for development scope to deliver a 
comprehensive scheme which integrates with the existing town centre, public transport and 
other town centre assets.

The development and regeneration of Rochdale town centre east will contribute towards 
enhancing the distinctive character of Rochdale. It will provide a new cinema and variety of 
leisure activities, connections with the river and open space, significant new retail including 
comparison shopping, a series of new public realm spaces, environmental enhancements, 
access, car parking and highways improvements. 

The RDA confirms that the wider town centre is undergoing a £250 million transformative 
investment programme to strengthen its retail, leisure, cultural and educational provision, 
and to improve public transport and public realm. It confirms Rochdale Riverside is central to 
the success of the investment taking place across the wider town centre area.

The Rochdale Town Centre Management Company echoes and shares the analysis of the 
opportunity this development possesses, emphasising the importance of clawing back trade 
lost to other centres and retail destinations; that Riverside will ensure Rochdale can 
compete better than it does now; that Riverside will deliver high quality, modern retail floor 
space suitable for national, multiple retailers including the new anchor store for M&S and 
welcoming Next to the town.

In summary, the proposed development 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.

The application proposals are supported by national planning policy contained within the 
National Planning Policy Framework, bringing economic, social and environmental benefits 
to Rochdale. They are also supported by local planning policy contained within Rochdale 
Core Strategy, Unitary Development Plan (saved) 2006, Rochdale Town Centre East 
Framework SPD and the Development Framework. 



DESIGN

Introduction 

The application site is located on a large prominent town centre parcel of land and as such 
the applicant has sought to create an appropriate critical mass through layout, scale and 
massing and respond to the sites physical constraints. The design process for the 
development has evolved through the Rochdale Town Centre East Area SPD and 
Development Framework which underwent significant consultation with the public as well as 
Places Matter! (design review panel) 

The overarching appearance of the development is of a contemporary style incorporating a 
modern material palette to provide distinction from the historic buildings of the town centre 
and compliment the architectural focus of this area adjacent the modern Number One 
Riverside and The Interchange. 

Full details of the scale, layout and appearance of the development are provided within the 
Design and Access Statement and supported by the Landscape Design and Access 
Statement, Shop Front Design Guide and submission plans.

Proposals

Phase One comprises the new anchor department store for Marks & Spencer to relocate 
into; 13 other retail units all with potential for mezzanine levels and includes the committed 
Next store. Alongside the retail units are 9 leisure, food & drink units accompanied by a 6-
screen cinema to be operated by Reel Cinemas to provide a leisure destination to support 
the daytime and evening economy. 

Phase One is arranged to form a new public space (known as the Hub) located between the 
Marks & Spencer store, the new retail street, Number One Riverside and link passage to 
Penn Street and eventual Phase Two. Balanced with this space is the second public space 
located between at Baillie Street, new retail street and Constantine Road. This space faces 
the Wheatsheaf Shopping centre and leads on via Baillie Street to Yorkshire Street and the 
Exchange Shopping Centre. 

Phase Two accommodates the significant change in levels through use of a podium level 
with undercroft parking and four new buildings above. The buildings range in scale and 
height to accommodate a new hotel, offices and apartments with smaller retail, commercial 
and community uses at ground floor arranged around a third

Officer Comment

Policy P1 of the Core Strategy requires new developments to achieve high quality design 
standards, emphasising the importance of key gateway sites, regeneration areas and 
prominent town centre sites in improving the image of the borough. Policy P3 builds on this 
with the specific design requirements for developments in the borough to achieve. This 
requires developments to enhance the borough’s identity and sense of place, by respecting 
context where it is positive and having regard to the scale, density, massing, height, layout, 
landscape, materials and access, ensuring developments are easy to move through and 
that the intended functions of buildings and spaces are easily understood. These matters 
are underpinned by policy DM1 which also expects development proposals to be of high 
quality and to take opportunity to enhance the quality of the area. In addition the Rochdale 
Town Centre East Area Framework SPD sets a number of overarching ‘Design Principles’ 
that should be applied. Such ‘Design Principles’ include ‘Be distinctive’, ‘Have attractive 
spaces and buildings’ and ‘Have good access through it’. 

The subsequent section provides a detailed assessment of the design of both phases of the 
scheme. 



Phase 1 

Phase 1 of the development affects that part of the application site bound by Smith Street to 
the south, Constantine Road to the east, John Street to the west and Baillie Street and the 
Wheatsheaf Centre to the north with Baillie Street to be realigned northwards along the 
eastern section. Phase 1 is split between four separate blocks, the northern block, southern 
cinema block, the eastern M&S unit and the Hub. The layout of these blocks focuses around 
a newly created retail street with new public spaces at both ends. The public space to the 
eastern end of the retail street will feature the meeting point of the Hub and M&S unit, 
opening on to Number One Riverside and a newly created Penn Street Link. The public 
space to the eastern end of the new retail street will focus around the new cinema, retail and 
leisure units, connecting to the entrance of the Wheatsheaf Centre and Baillie Street, 
leading onto Yorkshire Street. 

The southern block of the development is the largest in scale, in regards to both height and 
footprint. The block reaches its highest point to the western end where the entrance to 
cinema and leisure units is located, creating a prominent new gateway through the extended 
town centre. The development at this point features extruded massing clad in copper toned 
cladding sitting atop a glazed plinth forming the entrance to the cinema. This wraps around 
to the northern elevation of the block before tapering into the two-storey retail street. This 
elevation is of modern glazed storefronts designed in accordance with the submitted 
Shopfront Design guide. 

The southern block contains an enclosed ground floor service yard which would be 
accessed from Constantine Road. In pre-application discussions with both the Council and 
Historic England the positioning of this service yard has been reviewed throughout the 
design stages. A key concern for Officers has been that the positioning of the service yard 
lies in a prominent location and will be clearly visible from the junction of Drake Street, South 
Parade, Smith Street and Constantine Road, which forms the edge of the Town Centre 
Conservation Area. In addition the service yard entrance lies adjacent to a key pedestrian 
route which connects the transport interchange, Metrolink platform and the new 
development. This route will also be used by pedestrians accessing Yorkshire Street and 
the Wheatsheaf Centre. It is considered the position of this service yard and its entrance is 
undesirable, has an adverse impact on the design of the southern block and is an 
unwelcoming feature for pedestrians. 

In reply the applicant has detailed the practicalities of the site levels, flood risk, access 
needs for vehicles, existing highway network constraints, and scheme requirements for 
retailers and restaurants that has demonstrated that the position of the service yard is 
necessary, it is of a scale no greater than required to serve the southern block and that the 
access off Constantine Road is incapable of being relocated. Officers have considered and 
challenged the design and assumptions on several occasions, but it is accepted that this is 
the only practical solution when the multiple design factors are brought together. This does 
not change the fact the design is considered by Officers to be weakened by the introduction 
of the service yard entrance and will cause harm as set out in originally put concerns, but on 
balance it is accepted that the design as presented has successfully embraced the 
constraint.

The Smith Street elevation of the southern block lies adjacent to the Metrolink Stop and it is 
over 100m in length and 8m high. To provide a visual landmark along this frontage the 
development proposes the use of a large kinetic tiled feature wall which references the River 
Roch by way of its movement and the design printed on the tiles. The wall feature will 
appear to ripple fluidly as the wind activates the suspended panels and Officers are aware 
that similar wall features have worked successfully at the Brisbane Domestic Terminal Car 
Park and The Marina Bay Sands Hotel in Singapore. Although the kinetic wall feature is a 
bold architectural statement, the Smith Street elevation does not contain any active uses 
because the internal floor level of the retail units are approximately 2 metres above Smith 



Street to address flood risk issues, and it would be impossible to lower levels or form a 
stepped or ramped access that did not also reduce floorspace, compromise the retail 
environment or sever the servicing access. The south elevation also partly contains the 
southern block service yard which sits adjacent to the raised Metrolink platform, itself a 
barrier to pedestrian movement dividing routes from the bus interchange to either side. 
Overall the southern block does represent a barrier that will drive pedestrian movement to 
the east and west, but in so doing drives movements toward the new square at M&S / 
Number One Riverside and Constantine Road / The Butts respectfully.. 

The northern block forms the other main elevation to the new retail street and follows the 
same design principles of glazed retail and leisure units with frontages designed in 
accordance with the Shopfront Design guide. To the north of the northern block is a rear 
service yard. This yard is located alongside the Wheatsheaf Centres servicing access and 
away from key frontages to minimise visual impact. 

The eastern M&S unit fronts the new public square and it is visible from the new retail street 
as well as Smith Street. The front elevation of the M&S unit is designed using angular 
glazing which is a bold architectural feature. The angled glazing provides a more open 
façade onto the public space and references the taller Number One Riverside opposite. To 
the north and east of the M&S unit is the main car park and the servicing facilities for the 
store. The car park and servicing are partially screened from view using a mesh green wall 
providing significant green frontages to the heavily trafficked John Street. From John Street 
the rear elevation of the M&S unit will be clearly visible and it is proposed to be fully cladded 
in white. The applicant has confirmed that the use of a white cladding to the external 
envelope has been utilised to address M&Ss current design and branding strategies to 
create a consistent look and feel to their new retail units. Although, it is accepted that the 
rear elevations of retail units often lack animation and take a plainer appearance, in this 
instance considering that the upper portion of the rear elevation of M&S unit will be visually 
prominent across the upper car park deck, its lack of animation is considered to have an 
adverse impact on the view of the development from John Street. 

The M&S unit opens onto the new public space which features the Pavilion unit. This unit 
will be a leisure unit with outdoor seating options integral to the landscape of the step and 
ramp access down to Smith Street. The design of the pavilion reflects the angular shape of 
the M&S glazing and creates visual interest in the change of levels from Smith Street. This 
angular design is replicated in the corner staircases to the car park on John Street, providing 
a visual link and continuity. Extending from the public space lies the Penn Street link which 
is used by pedestrians accessing the main car park. The Penn Street link is fronted by a 
secondary entrance into the Next unit and it contains catenary lighting and feature strip 
lights.

In summary, it is clear that the layout has been devised to draw visitors through the 
development and connect to existing town centre features and extend the existing retail 
circuit, a key attribute of the regeneration proposals. The scale of the development 
proposals are considered to be compatible with the surrounding built environment and the 
schemes contemporary architectural form and material palette will provide visual interest, 
and form a statement to attract shoppers and leisure users day and night. The high quality 
of the architectural response will provide a counterpoint to The Butts area and will 
complement the modern townscape forming along Smith Street – notably Number One 
Riverside and the Interchange. Inevitably any design process will lead to compromise. The 
aforementioned position of the service door on the southern block on Constantine Road and 
the lack of animation to the rear elevation of M&S do have design drawbacks as set out. 
Nevertheless it should be placed into the balance that the design will deliver a strong 
statement in the cinema block, the arrival square outside the Wheatsheaf centre, the new 
retail street and the square outside M&S; the palette of materials; and, the landscape and 
public realm proposals. Thus such a large scheme will inevitably from a design point of view 
have its weaknesses. Officers consider that the identified adverse impacts would not 
outweigh the development’s benefits, particularly in terms of bringing significant economic 



benefits and delivering the transformational changes which will reverse the decline of the 
Town Centre.  It is concluded that the proposal represents a high quality design and 
architectural response appropriate in scale and kind to the commercial development, and 
that the two weaknesses identified by officers do not outweigh the many significant benefits 
and qualities.

Phase 2 

Phase 2 is submitted in outline with all matters reserved and will therefore require a 
submission of reserved matters to provide details of the final design. However, it is 
envisaged that Phase 2 will be split across 4 buildings and the submitted parameter plans 
illustrate the buildings will range between 3-6 storeys, at 14.5m-24.1m in height with the two 
smaller blocks situated to the north of the site responding to the significant change in levels 
across the site. The two larger blocks will sit to the south of the site creating a new interface 
with the Phase 1 development. The blocks will sit on top of undercroft parking. 

Whilst layout remains a matter reserved for later determination, the submission of the 
parameter plans has allowed a broad sense of the potential structures to be understood. 
The layout would introduce west - east pedestrian links across the site between Penn Street 
and John Street as well as a new north south route between Penn Street and new Phase 1 
retail development.  Due to change in levels across the site, 11m from north to south, it 
would be necessary to create a stepped entrance to the phase 2 site from the new Penn 
Street link. The 4 buildings are generally set towards the outer edges and pockets of 
landscaping/and or public open space surround them. 

It is expected that the buildings will be designed in a contemporary style making use of 
materials in the building and landscaping that compliment Phase 1 development and 
existing developments adjoining and close to this part of the application site.

The illustrative layout plan identifies three point of entry to the site for pedestrians and one 
for vehicular traffic. The entry for vehicles would come from the new section of highway 
which leads from John Street and pedestrian entry points will be from Penn Street, John 
Street and the new section of highway. The frequency and spacing of all the access points 
are acceptable and they have been logically positioned. The submitted plans show a clear 
structure to the internal layout of the scheme with wide footpaths extending between the 
buildings. 
The buildings would range between 3-6 storeys and they would lie in an area that currently 
contains buildings of varying scale.  The buildings to the north, along Yorkshire Street, are 
generally two stores high while the buildings to the south and south west are up to 5 storeys 
high. The development of tall buildings within Phase 2 is considered to be acceptable in 
principle, given the character of the area and the changes in levels which exist across the 
site. It is further considered that high density development, through the construction of 
building up to 6 storeys in height, will make efficient use of the available land and capitalise 
of the sites good accessibility. 

The submitted parameter plans, visualisations and Heritage Impact Assessment allow 
consideration of the potential for the design impact on matters of heritage importance, 
considered elsewhere in this report. Nonetheless a planning condition will require future 
reserved matter application to submit a further heritage impact assessment to address the 
specific design relationship.

Overall it is considered the parameter plans provide a strong starting point for creating a 
highly accessible and high quality development. 

Conclusion 

In summary, it is considered that the scale of the development is compatible with the 
surrounding built environment and the layout has been designed to draw visitors through the 



development and it will be well connected to the existing town centre uses. The schemes 
contemporary architectural form and material palette will deliver a high quality development 
that will provide visual interest and a strong townscape. The two highlighted weakness in the 
Phase 1 design can be considered to have an adverse impact in isolation, but within the 
scale, breadth and quality of the architectural and landscape design, are demonstrably 
outweighed by the benefits. Officers consider that the design strength is further supported 
by its ability to deliver the significant economic benefits and transformational changes which 
will reverse the decline of the Town Centre. It is concluded on this issue that there are no 
aspects of the design of the proposed development that weigh so significantly against the 
development as to make it unacceptable. The Phase 1 scheme is in compliance with Core 
Strategy Policies P1, P3 and DM1 and the Rochdale Town Centre East Area Framework 
SPD (2007) and Development Framework (2015).

The Phase 2 development has been designed to complement Phase 1 and sets out design 
principles and scale and layout parameters that are appropriate for the location and purpose 
of the development. Subject to reserved matters approval Phase 2 is also considered 
compliant with local and national policy with regard to its outline proposals.

LANDSCAPING AND PUBLIC REALM 

Introduction 

In assessing the application, it is relevant to consider whether such a large scheme will 
create a pleasant visitor experience for those wishing to shop, dine and rest in the area. The 
delivery of an appropriate high quality public realm will enhance the overall attractiveness of 
the scheme and strengthen linkages through to other areas of the town centre.

As the Phase 2 part of the scheme has only been submitted in Outline, any comments on 
the design of the public realm for it are necessarily limited at this stage. However, it is 
possible and relevant to consider whether the outline designs which have been submitted 
provide an adequate framework for the delivery of a good quality public realm and 
landscaping at the Reserved Matters stage. 

The submitted Landscape Design and Access Statement along with the submitted plans, 
provide details of the proposed public realm and landscaping. 

Proposals

The proposals identify 5 key character areas.

Firstly, the creation of Baillie Square joining the existing route of Baillie St and the bottom of 
the Wheatsheaf Centre to the new Retail Street to create a strong arrival space. This space 
could potentially host events or market stalls. 

Moving through Baillie Square to the newly created Retail Street, which will be an important 
connecting space between the two new public squares, allows high levels of pedestrian 
permeability across the development and will assist in creating footfall through the whole 
site. 

At the eastern end of the Retail Street will be The Hub which integrates the scheme and 
provides connections with Smith Street, Number One Riverside and the Transport 
Interchange. The series of grassed slopes, integrated with seating benches and dining 
terraces, make effective use of the level changes. As with Baillie Square this public space 
offers opportunities for temporary events. 

The Penn Street link which connects the Hub and Penn Street is situated between the M&S 
building and Next. At 60 metre in length the Penn Street link is broken into three distinct 
zones, this is achieved by articulation of paving, lighting and adjacent buildings articulation. 



The link is overlooked by the secondary Next entrance and the main car park pedestrian 
access lie to the east. Feature strip lighting will be embedded in the paving with catenary 
lighting above. 

The key paving materials across the site will comprise of high quality and robust Scoutmoor 
Stone in the public open spaces and Kellen Breccia along the Retail Street. Other materials 
will include granite steps, self-binding gravel tree pits and tarmac highways. Street furniture 
will be used throughout the development, with particular focus on the public spaces and 
retail street, where seating will be provided, making use of edges and level changes as 
informal seating opportunities as well as separate benches. 

Pockets of soft landscaping will be employed across the development including a selection 
of tree species that have been selected for their appropriateness and tolerance to the local 
conditions and will provide a range of colour, texture and biodiversity. In addition to the tree 
planting there will be grassed areas as well as shrub and herbaceous planting which have 
also been selected to provide variety whilst being easily maintained. 

The strategy proposes a co-ordinated approach to lighting that is tailored to the various 
activities and functions of the development outside daylight hours. An underlying principle of 
the lighting strategy will be to help encourage visitors to prolong their stay beyond daytime. 
Lighting will be used to enhance the appearance of the retail street and the Penn Street link.

Officer Comment

Paragraph 57 of the NPPF states that it is important to plan positively for the achievement of 
high quality and inclusive design for all development, including individual buildings, public 
and private spaces and wider area development schemes.

Policy E1/R- Establishing Rochdale of the Core Strategy sets out several key objectives and 
one them is for the improvements to the public realm and strengthening of linkages through 
the town centre. A similar objective can be found within Policy P3 – Improving design of new 
development. 

With regard to the Phase 1 scheme, it is considered that the shopping street is clearly 
defined, user friendly and legible. 

A consistent landscaping strategy has been provided that includes the use of trees planted 
along the new retail street and within the Penn Street Link. Other greening of the scheme 
includes ornamental planting and lawn to the new public spaces and green walls screening 
the northern service yard and main car park. The transition from Smith Street to the Hub 
involves a series of dramatic grass slops integrated with seating. Although the landscaping 
proposals are somewhat limited, they nevertheless will form an important part of the public 
realm.

The majority of the public realm would be paved using Kellan Breccia which is a 
continuation of the material used around the Transport Interchange and Number One 
Riverside. The two squares lying at either end of the retail street will be paved using 
Scoutmoor natural stone. Scoutmoor paving is a high quality product and its use will 
improve the setting and visual appearance the new squares. Scoutmoor paving has been 
successfully used around the river opening and it is currently being laid within the southern 
section of Yorkshire and Baillie Street. The works to Baillie Street will improve one of the key 
pedestrian links between the primary shopping area and the development.  It is considered 
that the paving materials will successfully define the spaces within the development and will 
help provide an attractive experience for users of the shops and leisure facilities. 

In terms of street furniture, the development will provide information signage in order for 
users can easily found their way around the development. The information signage will be 



provided at key pedestrian entry points into the development. Benches will be provided 
along the new retail street and within the new squares. 

The submitted lighting strategy has appropriately demonstrated the range of lighting that will 
be implemented. The main car park servicing the development lies towards the eastern 
boundary of the site whilst the cinema and the majority of the food and drink uses lie close 
to the western boundary. It is expected that a significant number of the users of the cinema 
and food and drink uses will use the main car park, especially during the evening. The 
pedestrian entrance/exit point to the car park would be taken from the new Penn Street link 
and the lighting within it has been upgraded to provide strip lighting within the paving. In 
addition, the Next elevation has a secondary access on its gable elevation which would be 
accessed from the Penn Street link. It is considered that through the provision of the 
sensitive lighting scheme, the Penn Street link will be a safe and attractive route for use at 
all times. 

Although Phase 2 part of the scheme has been submitted in Outline, it is considered that the 
submitted parameter plans and the landscaping strategy provide an adequate framework for 
the delivery of a good quality public realm and landscaping at the Reserved Matters stage 
which would successfully link with the Phase 1 scheme and other areas adjacent to the site. 

Conclusion 

In conclusion, it is considered that Phase 1 would deliver a high quality public realm which is 
essential to the achievement of a thriving, vibrant, sustainable and attractive development 
that everyone can enjoy and take pride in. The external spaces will be easy to walk around 
and people will feel safe. The spaces will be accessible for different age groups (including 
children, the disabled and the elderly) and in addition to everyday use, the new square 
which fronts Marks and Spencer and Next could accommodate other activities, such as 
specialist markets and cultural activities. 

The Phase 2 development has been designed to complement Phase 1 and it is considered 
that the applicant has provided an adequate framework for the delivery of a good quality 
public realm and landscaping at the Reserved Matters stage. 

The development is considered to be in compliance with Core Strategy Policies E1/R, P3 
and DM1 and the Rochdale Town Centre East Area Framework SPD (2007) and 
Development Framework (2015).

BUILT HERITAGE AND TOWNSCAPE IMPACT 

Introduction 
 
Rochdale Riverside represents a major development project that will affect a number of 
nearby designated and non-designated heritage assets. The ES assesses the likely effects 
of the proposals on these heritage assets, following the agreement of the assets to be 
assessed at the Scoping Stage. The submission includes a Heritage Impact Assessment 
(HIA) which provides details of each assessed heritage asset and in concert with the 
Environmental Statement and Townscape Visual Impact Assessment (TVIA) provides an 
assessment of value and potential impact of the development proposals on the assets. The 
TVIA assessed the proposal from 9 viewpoints, which were agreed with the Local Planning 
Authority. The viewpoints are assessed using computer generated images (CGIs).

The heritage assets situated with in the vicinity of the application site can be listed as 
follows: 
 



Listed Buildings and Structures 

 Town Hall (Grade I)
 128 Yorkshire Street (Grade II) 
 Former Town Head Offices (Grade II) 
 Former Wellington Hotel (Grade II) 
 5 South Parade (Grade II) 
 RBS – The Butts (Grade II) 
 17A & 19 Baillie Street (Grade II)

Conservation Areas 

Although the majority of the site is not located within a conservation area, the north eastern 
element of phase 2 is within the Town Head Conservation Area, whilst the area of The Butts 
adjacent to the application site is located within the Town Centre Conservation Area.

Non-Designated Heritage Assets 

The Regal Moon PH which lies adjacent to the western boundary of the Phase 1 site is 
considered by the Council to be a non-designated heritage asset. 

Proposals 

Separated into two phases of development, Phase One comprises the new anchor 
department store for Marks & Spencer to relocate into; 13 other retail units. Alongside the 
retail units are 9 leisure, food & drink units accompanied by a 6-screen cinema to be 
operated by Reel Cinemas to provide a leisure destination to support the daytime and 
evening economy.

Phase One is arranged to form a new public space at the meeting point the Marks & 
Spencer store, the new retail street, Number One Riverside and link passage to Penn Street 
and eventual Phase Two. Balanced with this space is the second public space at Baillie 
Street, new retail street and Constantine Road focused on the food & drink and cinema 
activities. This leads on via Baillie Street to Yorkshire Street and the Exchange Shopping 
Centre and to its north side directly into the Wheatsheaf Shopping Centre and on via its 
malls to Yorkshire Street to complete the enlarged shopping circuit in the town.

Phase Two accommodates the significant change in levels through use of a podium level 
with undercroft parking and four new buildings above. The buildings range in scale and 
height to accommodate a new hotel, offices and apartments with smaller retail, commercial 
and community uses at ground floor arranged around a third public space. This space is 
linked to Penn Street, John Street and south into Phase One.

The development extends to three storeys at a maximum height of approximately 23m within 
phase 1 whilst phase 2 will be of a compatible height likely to be around 4 to 6 storeys at 
between 16.6 to 24.1m in height across the four buildings on the upper parameters.

Officer Comment

Policy background 

Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires 
Local Planning Authorities to pay, “special attention in the exercise of planning functions to 
the desirability of preserving or enhancing the character or appearance of a conservation 
area” in the determination of planning applications. Section 66(1) of the same Act advises 
that “In considering whether to grant planning permission for development which affects a 



listed building or its setting, the local planning authority … shall have special regard to the 
desirability of preserving the building or its setting or any features of special architectural or 
historic interest which it possesses.” Policy P2 of the Rochdale Core Strategy states that 
borough’s heritage will be protected by conserving, enhancing and promoting key heritage 
assets, both statutory and non-statutory, including consideration of their wider heritage 
settings. In addition, saved UDP policy BE/17 requires development proposals will be 
permitted that preserve or enhance the character or appearance of a conservation area. 

Paragraph 132 of the NPPF states that, when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should be 
given to the asset’s conservation. The more important the asset, the greater the weight 
should be. Significance can be harmed or lost through alteration or destruction of the 
heritage asset or development within its setting. As heritage assets are irreplaceable, any 
harm or loss should require clear and convincing justification. 
 
Paragraph 133 of the NPPF states that where a proposed development will lead to 
substantial harm to or total loss of significance of a designated heritage asset, local planning 
authorities should refuse consent, unless it can be demonstrated that the substantial harm 
or loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or 
all of the following apply: 

 the nature of the heritage asset prevents all reasonable uses of the site; and 
 no viable use of the heritage asset itself can be found in the medium term 

through appropriate marketing that will enable its conservation; and
 conservation by grant-funding or some form of charitable or public ownership is 

demonstrably not possible; and
 the harm or loss is outweighed by the benefit of bringing the site back into use. 

 
Paragraph 134 goes on to explain that, where a development proposal will lead to less than 
substantial harm to the significance of a designated heritage asset, this harm should be 
weighed against the public benefits of the proposal, including securing its optimum viable 
use. 

Information Submitted 
 
Paragraph 128 of the NPPF states that, in determining applications, local planning 
authorities should require an applicant to describe the significance of any heritage assets 
affected, including any contribution made by their setting. The level of detail should be 
proportionate to the assets’ importance. 

Following discussions with the Council and agreement of a Scoping Document, the 
applicant’s HIA has identified each of the designated assets in the vicinity of the site. An 
adequate level of historical information has been provided within the HIA. It is considered 
that the level of information submitted is sufficient for the submission to comply with 
Paragraph 128 of the NPPF and enables the Local Planning Authority to carry out its own 
assessment on the impact of the proposals on designated heritage assets as required by 
Paragraph 129 of the NPPF.

Impact on no’s 17a and 19 Baillie Street 

No’s 17a and 19 Baillie Street lie adjacent to the north west facing boundary of Phase 1, 
close to the junction of Constantine Road and Baillie Street. Both properties were 
constructed towards the end of the 19th Century with no. 17a being used as a textile 
warehouse. No. 19 was used as a showroom for the selling of the stored goods to 
wholescale customers. The two buildings are designed as a set piece sharing common 
details, though no. 19 has greater detailing within its main façade. 



The warehouse at 17a Baillie Street continued in this use during much of the C20. In the 
1980s it was converted into a public house and it is currently vacant. No. 19 remains in use 
as commercial premises. 

The original setting of both properties has been somewhat compromised by nearby modern 
developments and the vast open space which lies within what is to be Phase 1. This open 
space has little engagement with the surrounding townscape. Historically the land adjacent 
to these properties was occupied by a number of substantial mill buildings. 

The development, especially the south facing block, will be located in close proximity to nos. 
17a and 19 Baillie Street, with the space in between proposed to be upgraded to provide a 
high quality public realm which will link Baillie Street and the Wheatsheaf Centre to the new 
development. The scale of the development although significant, is similar to the 
Wheatsheaf Centre and the nearby No.1 Riverside. The appearance of the development is 
contemporary with the upper floors of the south facing block being faced with copper toned 
metal or aluminium cladding. The section of the southern block which faces Baillie Street 
contains the glazed entrances to the cinema and restaurants. Although the development will 
alter the views from No. 17a and 19 Baillie Street, it is not considered the development will 
impact upon how they are experienced. 

The CGI below illustrates the view of the development from no’s 17a and 19 Baillie Street.

Presently the setting of these assets is poor which is largely due to the presence of the 
adjacent Wheatsheaf Centre and the large area of hardstanding formed by the clearance of 
the former buildings which lies within phase 1. The development will help to define the 
existing fragmented streetscape and will be seen as modern elements within a varied 
skyline. The proposed development will enliven this underused part of Rochdale Town 
Centre, bring more activity and improving its connection to the wider Town Centre. Given the 
above, it is considered that the development will have a positive impact on the significance 
of no’s 17a and 19 Baillie Street and therefore the development complies with national 
policy and Core Strategy Policy P2.

Former Town Head Offices. 

The buildings at Town Head comprise two blocks with a link passage. The western block is 
the original Town Head House. The eastern block and the link passage were added in 1896 
as an extension to the offices of the Poor Law Union.



The original house was constructed in the early C19. It is two storeys, plus basement and 
attic. The house is constructed in brick with stone dressings. Windows have stone cills and 
lintels which may be replacements for flat brick arches and stone keystones which are still to 
be found on the side elevations. It is likely that Town Head House was originally built as a 
high status house for a comparatively wealthy middle class family. 

Phase 2 of the development will be located in close proximity to the asset. However due to 
the changes in levels, the site of Phase 2 is set significantly lower than the asset. The 
development will incorporate the presently open site and therefore it restricts the views 
towards the asset from the south. 

The indicative layout illustrates a single podium with undercroft parking to provide a base to 
form four buildings arranged around a central space. With respect to buildings heights and 
scale, each of the blocks would be between four to six storeys. 

A view of the Phase 2 scheme from the Towhead junction is shown below. 

It is considered that the HIA has downplayed the extent of which the south facing elevation 
of the asset can be viewed from the south, although it is recognised that this is not a 
particularly sensitive receptor. Whilst the loss of the views of this asset will result in a degree 
of harm, it is considered that this will be adequately mitigated through a new view framework 
which would be considered through the submission of a reserved matters application.

Notwithstanding such mitigation measures, it is considered that the status of Townhead 
Offices will be diminished. This impact is considered to equate to ‘less than substantial 
harm’ as defined by paragraph 134 of the NPPF.

128 Yorkshire Street 

The building has its principal frontage to Yorkshire Street to the north. The building was 
originally a house built in the late C18 and its previous uses included a police station. It is 
currently used as offices. 

The building is two storeys, its front elevations are faced with brick while its rear elevation 
has been rendered. There is historical significance associated with the age of the asset and 
the fact that the building is that in which the government of the town was transacted by 
Improvement Commissioners between 1825 and 1856 when the Borough was incorporated. 



The building is located behind an enclosed curtilage area which emphasises its position and 
significance within the wider townscape

Phase 2 of the development will be located in close proximity to the asset. However due to 
the changes in levels, the site of Phase 2 is set significantly lower than the asset. Due to the 
small scale of the asset which is experienced from Yorkshire Street, rather from the land 
beyond its rear elevation, it is considered the proposed development will preserve its 
significance. Given the above, the development complies with the national policy and Core 
Strategy Policy P2.

Former Wellington Hotel.

The front elevation of the building lies at the junction of Drake Street, The Butts and Smith 
Street and its rear wing extends along Smith Street. The building was constructed in 1810 
and it is likely that it was first use as a residential property and it was later converted into a 
hotel which would have been used by visiting traders. The immediate area outside the hotel 
was known as speakers’ corner. The building is faced with brick with stone dressing. It 
displays classically inspired architectural detailing with a simple composition of windows. 

The development is located to the north of the asset and it is separated by way of Smith 
Street and the Town Centre Metrolink Stop. The development will fill the open space which 
was previously occupied by the former Council offices and the Bus Station. Historically this 
land was occupied by mill buildings of substantial scale. 

The proposal will provide a local landmark on this important gateway entry route into the 
town centre, encouraging exploration and movement further in much the same way that the 
No. 1 Riverside and the Bus Station has led to greater levels of activity towards the eastern 
section of the Town Centre. From certain points along Smith Street and South Parade, the 
south block and the asset will be viewed together. Although the south block will be higher 
than the asset, its scale is graduated and the extensive use of glazing allows the red brick of 
the asset to stand out against it. It is considered that the development will not have an 
impact on how this asset is experienced and therefore its significance will be preserved. 
Given the above, the development complies with the national policy and Core Strategy 
Policy P2.



Royal Bank of Scotland.

The building fronts directly onto The Butts and the public space surrounding the recent River 
Roch re-opening. The building itself was first listed on 25th October 1951. As a bank of long 
standing it demonstrates three phases of developments, a c1800 domestic block associated 
with a private house, a 1879 extension in a Greek Revival style and an early C20 neo 
classical bank chamber.  The building holds significance on a number of levels, it illustrates 
the development of banking and it forms part of a group of banking institutes fronting The 
Butts which evidences the wealth of Rochdale during this period. The building enjoys an 
open aspect and it is prominent feature within the Town Centre.

Heading further away from Phase 1, the south block would help to define and enclose the 
street scene and create activity along an underutilised site. The Royal Bank of Scotland 
engages principally with The Butts and it is separated from Phase 1 by way of Constantine 
Road and the Regal Moon PH. The engagement of the asset with Phase1 is very limited 
and it will still be understood and appreciated. It is considered that the development will 
preserve the significance of this asset. Given the above, the development complies with the 
national policy and Core Strategy Policy P2.

5 South Parade

The building fronts directly onto South Parade and it faces towards the public space 
surrounding the recent River Roch re-opening. The building is an unusual example of an 
early C20 bank designed in highly distinctive and individual Edwardian Mannerist style. The 
building is constructed of high quality stone and granite to both main elevations. 

The asset was built as a new premises for the Union Bank of Manchester and it holds 
significance on a number of levels. It remains as a fine example of banking architecture of 
this period. The building lies within a prominent location and has a positive relationship with 
nearby buildings and spaces. The building is currently vacant.

The south block within Phase 1 would help to define and enclose the street scene and 
create activity along an underutilised site. No. 5 South Parade engages principally with 
public spaces around The Butts and it is separated from Phase 1 by several other buildings 
as the Metrolink Stop and its associated infrastructure. The engagement of the asset with 
Phase 1 is very limited and it would still be understood and appreciated. It is considered that 
the development would preserve the significance of this asset.  Given the above, the 
development complies with the national policy and Core Strategy Policy P2.

Rochdale Town Hall

The Town Hall forms the focal point of the Town Centre and it is example of a mid to late 
19th century Town Hall built on a grand scale in a gothic revival style. Its architecture 
evidences the style and work of two outstanding architects (Crossland and Waterhouse). 
The building represents the wealth and importance of Rochdale in the mid to late 19th 
century. The building is of high heritage significance.

The proposal whilst visible from the Town Hall, lies some distance to the east. The 
submission includes a view from the near corner of the Town Hall looking towards the 
development site. This illustrates that while the development would have some impact on 
how the Town Hall is understood and experienced in its wider urban context, this is a 
marginal impact. Furthermore the new development is graduated in scales and mass to 
bring interest to the townscape, whilst avoiding competing with the Town Hall Tower within 
the skyline. 



Historic England have reviewed the proposal commenting that their remit lies principally on 
the impact of the proposal on the setting and significance of Rochdale Town Hall. They 
conclude that there is no objection to the proposal from a national heritage perspective. 

It is considered that the development would preserve the significance of this asset. The 
works therefore complies with the national policy and Core Strategy Policy P2.

The Regal Moon Public House (Non-designated heritage asset)

The building sits on the periphery of The Butts and it was opened as a cinema in 1938 and it 
is an example of an art deco inspired cinema. The cinema closed in 1992 and was 
converted into a pub in 1997. The building is similar in height to other buildings fronting The 
Butts and South Parade and it is visible in views along Smith Street and it terminates certain 
vistas from The Butts and South Parade.

The building presents a blank elevation to the application site and its front elevation faces 
towards The Butts and South Parade. The development will fill the open space which was 
previously occupied by the former Council offices and the Bus Station. Historically this land 
was occupied by substantial mills. 

The section of the south block lying at the junction of Smith Street and Constantine Road is 
two storeys high and it would be faced using a mixture of glazing and cladding. The 
development is graduated in its scale as the upper floor of cinema is set behind its Smith 
Street elevation. This approach will ensure the asset is drawn into the townscape and allow 
it to become a primary feature within the redeveloped town centre. In addition, the proposed 
development would enliven this underused part of Rochdale Town Centre, bring more 
activity and improving its connection to the wider Town Centre. 

Given the above, it is considered that the development would preserve the significance of 
this asset. The works therefore complies with the national policy and Core Strategy Policy 
P2.

Town Head Conservation Area.

The conservation area is principally characterised as a surviving example of late Georgian 
townscape with a contrast between the more close knit townscape to the west and more 
open spaces including larger buildings to the east. The prominent buildings within the 
conservation area include the former Town Head offices and Ukrainian Catholic Church of 
St Mary. The principal route through the area is Yorkshire Street, which extends from the 



historic core of the town centre. The conservation area is inward looking with views within it 
limited to the streets which lie within it. Views from the conservation area towards the site, 
exist from John Street and from Penn Street

Phase 1 of the proposals lie some distance from the asset while phase 2 lies closer with a 
small area of it lying within the conservation area. The Phase 1 scheme would be essentially 
screened in the main by Phase 2 and it is not considered to be harmful to the character or 
appearance of the Town Head Conservation Area. 

The indicative layout to support the phase 2 scheme illustrates a single podium with 
undercroft parking to provide a base to form four buildings arranged around a central space. 
The layout would introduce a west east pedestrian link across the site between Penn Street 
and John Street. With respect to buildings heights and scale, each of the blocks would be 
between four to six storeys and they would be set around a landscaped public realm deck 
level. 

In views looking from Yorkshire Street, the development would be screened by the group of 
buildings which lie on the south side of the street. From the section of John Street which lies 
within the conservation area the development would be highly visible. The heights of the 
buildings are however compatible with the buildings which lie to the south and south west 
which include Number One Riverside and the Wheatsheaf Centre at 5 storeys. 

It is considered that the Phase 2 scheme will help to enclose this part of John Street in an 
acceptable manner, enlivening this underused and underutilised part of the town centre, 
encouraging more activity to this part of the conservation area and improving its connectivity 
to the wider Town Centre. However, the building within phase 2 will be higher and larger 
than the majority of the adjacent buildings which lie within the conservation area. It is 
considered this factor in itself would to some limited extent be harmful to the character and 
appearance of the conservation area. In reaching this conclusion it is recognised that there 
is a significant level change between Phase 2 and the conservation area and additional 
landscaping could provide a partial screening of the proposed buildings. The harm identified 
would be less than substantial. The works therefore complies with the national policy and 
Core Strategy Policy P2 and UDP Policy BE/17. 

Town Centre Conservation Area 

The Rochdale Town Centre Conservation Area encompasses the history of the town from 
medieval to modern times in five distinct historical character areas. It is principally 
characterised by the prominent townscape buildings and the application site is located 
adjacent to the Old Town and Regency Drake Street character areas. 

The old town lays either side of the river crossing, developing around the ‘s’ shaped route 
needed to navigate the steep banks of the river Roch. The significance of the area is 
principally defined by the Georgian brick buildings and the medieval passageways, aligned 
from Yorkshire Street to the Butts.

The Regency Drake Street area developed its association with the growth of the woollen 
industry in Rochdale. The Regency period saw the rapid expansion of industry and trade so 
that wider roads and bigger buildings were needed. Church Lane was by-passed around 
1810 by Drake Street. The road was a significant achievement for the period and allowed 
rapid development south of the river. The significance of this area is defined by Drake Street 
and its association with the woollen industry and transportation improvements.

The south block within Phase 1 lies immediately adjacent to the conservation area 
separated by highways and the Metrolink. Although the development would be comparable 
in height to other nearby buildings such as the Wheatsheaf Centre and Number One 
Riverside, they, unlike the development, are not highly visible features when viewed from 
The Butts. 



The development will continue and increase the established height and scale of this part of 
the town centre continuing the modern block rhythm along Smith Street. The south block 
would help to define the existing fragmented streetscape along Smith Street and would 
complete the enclosed nature of the view from The Butts. A enclosure lost since demolition 
of the former buildings. The buildings will be seen as modern elements within a varied 
skyline, with the use of glazing and copper toned cladding helping to lessen the impact of 
the buildings against the sky.

Although the south block helps to define the fragmented streetscene a notable feature is the 
service yard entrance which faces Constantine Road. The service entrance will be visible 
from the junction of South Parade/Drake Street/Smith Street. Although the impact of this 
service entrance has been mitigated to some extent by the high quality design of the corner 
of the south block which looks towards The Butts, and the distance across the wide 
highway/junction, it nevertheless is an unwelcoming and intrusive feature which is 
considered by Officers to a limited extent be harmful to the character and appearance of the 
conservation area. The harm identified is considered less than substantial. The works 
therefore complies with the national policy and Core Strategy Policy P2 and UDP Policy 
BE/17

Conclusion 

There can be no doubt that the buildings in Phase 1 will be a prominent new addition to the 
steetscene and it is considered that by reason of its larger massing and scale the Phase 2 
development will to a limited extent harm the Townhead Conservation Area and the former 
Town Head Offices. In addition, the position of the service entrance within the south block 
(Phase 1) will to a limited extent harm the Town Centre Conservation Area. In both cases 
the harm is considered less than substantial harm.

When considering proposals which are considered to cause less than substantial harm to 
designated heritage assets, Paragraph 134 of the NPPF requires that this harm should be 
weighed against the public benefits of the proposals (a definition of ‘Public Benefits’ can be 
found in Paragraph 020 Reference ID: 18a-020-20140306 of the Planning Practice 
Guidance). In this case, taking note of the statutory requirement to give considerable 
importance and weight to the desirability of preserving the significance of the heritage 
assets when carrying out the balancing exercise'. It is considered that the identified adverse 
impacts would be outweighed by the public benefits of the scheme, which would include:

 Bringing underutilised sites, which have a negative impact on the townscape, back 
into active use; regenerating a major vacant site in the Town Centre; 

 Establishing a strong sense of place, enhancing the quality and permeability of the 
streetscape and the architectural fabric of the Town Centre. 

 Improving a public space within the Town Centre;
 Positively responding to the development of the Town Centre, whilst delivering an 

innovative and contemporary design that transforms the local context; 
 Creating a safe and accessible public environment to enhance the local quality of 

life; and
 Providing sustained economic growth. 

o The development would create 744 - 1,030 Full Time Equivalent employment 
opportunities created through the operational phase of the development. 

o Approximately £10.8 - £15.7 million per annum from permanent jobs 
delivered in the local area. 

o  Business rates generation of approximately £2.7 - £3 million annually to be 
retained by Rochdale Council. 



These public benefits help to mitigate against the instances of harm identified and will 
sustain the heritage values of the heritage assets affected. On balance, therefore, it is 
considered that the proposed development will sustain the character and appearance of 
Town Head and Town Centre Conservation Areas and will not have a significant detrimental 
impact on the settings of nearby listed buildings. It is considered, therefore, that, 
notwithstanding the considerable weight that must be given to preserving the setting of the 
listed buildings and the conservation area as required by virtue of S66 and S72 of the 
Planning (Listed Buildings and Conservation Areas) Act (1990), on balance the harm 
caused would be less than substantial and would be outweighed by the significant public 
benefits of the scheme and meet the requirements set out in paragraphs 132 and 134 of the 
NPPF.

The site has archaeological interest which can be summarised as relating to physical 
remains of power systems associated with historic textile mills along the north side of Smith 
Street, together with 19th century workers’ housing in the north-east part of the proposed 
development area. The applicant has submitted an Archaeological Desk Based Assessment 
that recommends through a further written scheme of investigation that the archaeological 
interests of the site are fully investigated and recorded. The applicant has confirmed that this 
should be secured via a condition on any approval.

HIGHWAYS AND TRANSPORTATION 
 
Introduction 
 
The application site is bounded by Smith Street to the south, John Street to the east and 
Constantine Road to the west. Its northern boundary is the Wheatsheaf Centre in the west 
and the rear of properties on Yorkshire Street in the east. Existing vehicular access to the 
site is from Smith Street, Penn Street and Baillie Street. The primary access and egress 
point is currently Smith Street. The site currently provides 587 temporary parking spaces, 
both for long and short stay users.

The site lies immediately adjacent to the Metrolink station. The bus interchange is only some 
25 metres from the southern boundary of the site. The rail station is some 800 metres from 
the site. The Metrolink provides a 12-minute frequency service to Oldham and Manchester 
via Milnrow while the rail station provides services to Manchester, Southport, Bradford, 
Leeds, Halifax and Burnley. There are typically 8 departures per hour at peak times. The 
interchange is served by a total of 35 bus services with 64 buses per hour departing at peak 
times. These buses serve all parts of the borough and connect to neighbouring towns such 
as Bury, Oldham and Halifax. There are frequent services to Manchester. Access from to 
the site by public transport is considered to be excellent. 

The quality of the pedestrian linkages and crossings is highly variable. Around the Metrolink 
station and bus interchange the quality of materials is very high and linkages to the east and 
west are available. Along Baillie Street to the west the Council is currently improving the 
pedestrian environment by improving the public realm. This is a continuation of the major 
public realm works the Council undertook in ‘reopening’ the River Roch in the town centre. 
Linkages towards Yorkshire Street via Bell St and Penn Street are steep and footways are 
of limited width. Linkages to the east are available but to the north and south of the site, 
across John Street at Yorkshire Street and across Molesworth Street near to Smith Street. 

The cycle network within the town is somewhat limited. There are advance cycle stop lines 
at both sets of traffic signals on John Street. There is a westbound bus and cycle facilities 
along Smith Street. There are toucan crossing facilities across certain arms of the Smith 
Street/Drake Street junction. A cycle hub has been provided on River Street adjacent to the 
bus interchange. There are on street uncovered cycle parking stands on Smith Street at 
Constantine Road and outside Number One Riverside. 



The scale of the development proposed has necessitated the submission of a Transport 
Assessment (TA). This considers the locational context and accessibility of the site in more 
detail; and examines the potential traffic impact and transport impact of the development on 
the local highway network.

Officer comment

Policy background

Paragraph 32 of the NPPF states that decisions for developments that generate significant 
amounts of movement should take account of whether: 

 The opportunities for sustainable transport modes have been taken up depending on 
the nature and location of the site, to reduce the need for major transport 
infrastructure;

 Safe and suitable access to the site can be achieved for all people; and
 Improvements can be undertaken within the transport network that cost effectively 

limit the significant impacts of the development. Development should only be 
prevented or refused on transport grounds where the residual cumulative impacts of 
the development are severe. 

 
Policy T1 of the Core Strategy relates to delivering sustainable transport and it states that 
‘Improvements to the Boroughs transport infrastructure are necessary to meet the future 
access and travel choice expectations of local communities and businesses, particularly for 
areas where growth and development is planned’. 

Policy T2 of the Core Strategy relates improving accessibility and it states that ‘We will 
improve accessibility by locating development where good access to public transport is 
available or can be provided, backed by measures to reduce the need to travel and effective 
provision for cyclists, pedestrians and people with impaired mobility. Development will be 
appropriately located to minimise the need to travel by car and the number and length of car 
trips made to access local amenities. 

The Council has adopted a Supplementary Planning Document entitled The Rochdale Town 
Centre East Area Framework SPD which aims to ‘facilitate accessibility for all by integrating 
land use development and transport, reducing the need to travel and promoting choice in 
the availability of transport including walking, cycling and public transport. This is to be done 
by shaping the pattern of development and influencing location, scale, density, design and 
mix of land uses, and by ensuring that the necessary transport infrastructure is provided and 
managed to facilitate new development’. 

The following sections of the report consider the transport impacts of the scheme. 

Existing traffic conditions

The submitted TA confirmed that the scale of movements along the local highway network 
has been obtained from traffic counts undertaken on both a weekday and Saturday. The 
counts have been undertaken in February 2016, July 2016 and November 2016. The peak 
weekday peak periods covered by the TA are 07:45 to 08:45 for the AM peak, and 16:45 to 
17:45 for the PM peak. The weekend peak period is on a Saturday between 12:15 to 13:15.

The result identify that the busiest single junction is Townhead which is where John Street 
and St Mary’s Gate intersect. The PM peak and Saturday midday peak hour are similar at 
Townhead with over 3000 vehicles passing through the junction. The other key junction 
adjacent to the site is John Street and Smith Street and the overall numbers passing 
through the junction are typically 2200-2300 vehicles per hour.



In respect of the performance of the highway network, on a Saturday Peak Hours, the TA 
has identified that it is operating at or within capacity. During the weekday PM peak period 
queuing is prevalent at the Smith Street/John Street junction, while John Street in either 
direction was operating at or just below capacity. 

Trip Generation and Distribution

The applicants’ TA provides predicated data on the number of car driver trips generated by 
the development and the distribution of these trips. This has been derived using ‘starting 
point data’ from the Trip Rate Information Computer System (TRICS). Trip rates have been 
derived for AM, PM and Saturday peak hours and they have been validated against a 
recently opened development of similar scale and nature, the Old Market Development in 
Hereford Town Centre. 

Traffic Impact and Mitigation

At the request of the Local Highway Authority the impact of the development on the 
following key junctions in the vicinity of the site have been assessed.

 Smith Street/John Street junction;
 Townhead junction (St Mary’s Gate/John Street);
 Molesworth Street/Water Street junction; and
 Molesworth Street/Milnrow Road junction.

The assessment found that the level of increase to traffic in the AM peak hours was nominal 
at between 2.4% - 3% at key junctions. The increase to PM peak traffic was greater at 
between 5.4% - 6% however this is within normal daily fluctuations and in the context of the 
town centre this scale of increase is not considered a significant issue. 

Saturday peak hours will see the greatest level of traffic increase of circa 10%, however 
given Saturday traffic is associated with retail and leisure trips, this increase would indicate 
successful regeneration of the town centre retail and leisure provision.

The impact of the development on each of the key junction is discussed below. 

Townhead junction

The Townhead junction has been improved in recent years partially in anticipation of the 
proposals for the Rochdale Town Centre East development area now known as Rochdale 
Riverside. The junction is a high capacity junction accommodating approximately 3000-3100 
vehicles in an evening peak hour and during the busiest hours on a Saturday. In terms of its 
performance, in the AM and PM peak hours it is operating at approximately 92% capacity. 
On a Saturday the junction operates above capacity on Whitworth Street and John Street 
but with spare capacity on the St Mary’s Gate and Yorkshire Street arms. 

With the Riverside development in place, for the AM and PM peak hours the degree of 
saturation remains below 100%. On a Saturday in the peak hours (12:00-14:00) with an 
optimisation of the signal timings whilst maintaining a 90 second cycle time degree of 
saturation remains below 100% even though traffic volumes have increased by 10%. To 
mitigate traffic impacts at Townhead, it is proposed pre-Phase 1 to optimise the signalisation 
of the junction in concert with the two new junctions on John Street, which will be secured 
via condition / section 278 agreement. It is accepted that not all car travel will be attracted to 
the development car parks. The car parking for the development is considered as part of the 
wider town centre parking offer and therefore traffic will use other car parks around the town 
reducing the scale of impacts at the junctions adjacent to the site, particularly during the 
Saturday peak period.



Post development the Townhead junction is forecast to remain within its capacity albeit at or 
close to it during peak periods.

John Street/Smith Street/Molesworth Street 

With the Riverside development in place, during the AM and PM peak hours the 
performance of the Smith Street junction is forecast to improve and on a Saturday it will 
remain within capacity. 

A key mitigation measures associated with the development is to construct the new 
access/egress road onto John Street and hence reduce traffic levels on Smith Street. Smith 
Street is the lowest capacity entry arm into the John Street/Smith Street/Molesworth road 
Junction, it only being a single lane entry compared with either 2 or 3 lane entries on the 
other entry arms. Hence reducing flows on this ‘inefficient’ arm and transferring them onto 
the John Street will assist with maximising its performance. 

Water Street/Molesworth Street

The junction is currently a priority junction. It lies in close proximity to the Smith Street/John 
Street traffic signals and its performance is impacted upon by queuing from these traffic 
signals. However it is considered that the Riverside development has little impact on the 
performance of this junction and therefore no modifications are proposed. 

Molesworth Street/Milnrow Road 

The Riverside development will has little impact on the performance of this junction. 

John Street/New access junction 

It is proposed to reduce vehicular usage on streets most appropriately used for pedestrian 
movement, most notably Constantine Road, Baillie Street and Smith Street. It is therefore 
proposed that a new vehicular access and egress is provided connecting the proposed car 
parks for the development directly to the Inner Ring Road (John Street) approximately 
midway between the Smith Street and Townhead junctions. This new access/egress road 
will also service one of the three service yards for Phase 1 of the new development, the 
whole of Phase 2 and will also provide a replacement route to and from the existing 
Wheatsheaf Centre service yard. 

This new junction allows for all movements. It also provides a new pedestrian/cycle crossing 
facility across John Street. 

The impact of the development on the new junction proposed onto Smith Street has been 
assessed in the TA and it concludes it would perform satisfactorily for all three peak periods. 

Mitigation 

The need for highways mitigation measures is limited given that the development is in a 
town centre site with excellent public transport accessibility and that the site is currently 
being used as a 587 space car park. 

A key measure to minimise vehicular impacts is the construction of a new access/egress 
road connecting the car parks and some servicing areas for the development direct to John 
Street. This new access road reduces traffic levels on both Smith Street and Constantine 
Road. It mitigates the impact of servicing vehicles on sensitive streets by enabling the 
Wheatsheaf Centre servicing traffic to avoid such streets and route directly to John Street. 
The new access road also provides improved access/egress to the Wheatsheaf Centre car 
park. Other mitigation measures which will encourage the use of sustainable modes are: 



 Improve the public realm in the Baillie Street and Constantine Road areas; 
 Improve connections across the Inner Ring Road (John Street) from the east; 
 Introduce a travel plan for the development to encourage the use of sustainable 

modes over time; 
 The development is part of the overall town centre offer with many trips to the 

Riverside development being part of ‘linked’ trips utilising other existing 
underutilised car parks thereby distributing traffic better around the town centre.

Conclusion on traffic impacts

Compared to existing conditions, the development will increase traffic flows on the local 
highway network. The scale of the increase is only 2-3% in the morning peak hour; 6% in 
the evening peak and circa 10% during the Saturday peak. It is considered that the 
Transport Assessment has adequately demonstrated that all the junctions within the vicinity 
will remain within capacity following the completion of the development. To mitigate the 
impact of additional vehicular traffic, a new access/egress road is proposed which has 
numerous benefits such as taking traffic out to the inner ring road and reducing traffic levels 
on both Smith Street and Constantine Road. Each of the determining authorities (Highways 
England, TFGM, Local Highways Authority) has reviewed the application and have raised no 
objections to the development.

Car Parking Provision 

Policy T2 states that developments will be required to provide parking in compliance with the 
Council’s Car Parking Standards which are found at Appendix 5 of the Core Strategy. The 
parking standards are for the provision of car, cycle, motorcycle and disabled spaces and 
they are generally based on Greater Manchester standards developed with other GM 
authorities. 

The Rochdale Town Centre East Area Framework SPD identifies that the Council will 
require parking provision as part of the new development at less than the maximum 
standards. 

The proposed development would provide approximately 530 spaces which is a reduction of 
approximately 60 spaces on the existing parking provision in this area. 

Phase 1 would provide 343 spaces of which 18 will be accessible spaces which complies 
with the Councils adopted car parking standards. In addition 7 parent and child spaces 
would be provided.

In the short term the existing parking on the Phase 2 development land will enable some of 
the parking displaced from the existing car parks to be accommodated. When Phase 2 is 
developed this parking will be displaced to other car parks around the town centre. 

When Phase 2 is developed it is proposed 189 spaces are provided in the form of  
undercroft parking for the hotel, retail, residential and commercial uses. The exact parking 
provision for Phase 2 will be determined at a late stage when the final land uses have been 
identified and the submission of a Reserved Matters application. 

It is considered that the car parking provision as outlined above will satisfy the needs of the 
development on a weekday. Between 250–300 spaces would satisfy the retail/leisure 
demand, 100 spaces the residential demands with 50-60 spaces for the hotel and 60 spaces 
for the business uses. On a Saturday when leisure and retail trips into the town centre are at 
their maximum, it is considered appropriate to consider the parking needs of the town centre 
more holistically. Given the availability of parking spaces across the town centre it is 



considered appropriate to meet some of the shopper/retail parking demands of the Riverside 
development at this time in nearby town centre car parks. More than 1000 parking spaces 
are available across the town centre on a Saturday which can easily satisfy demand for 
parking not satisfied on site on a Saturday by the retail/leisure offer of the Riverside 
development. This will assist in dispersing shopping traffic across the town centre reducing 
overall impact on the highway network. In addition, the development would be very 
accessible, based on its location, design and the provision of public transport, which would 
result in reduced need to travel by car. It is considered that the level of car parking provision 
for both phases is acceptable. 

To assist in the dispersal of shopping traffic across the town centre it is considered that as 
part of the Phase 2 development a parking signage strategy should be developed to provide 
active signage to motorists to indicate available capacity at key town centre car parks. The 
applicant agrees in principle to providing a financial contribution to develop the strategy as 
part of the implementation of Phase 2 when the temporary car park, and its capacity, will 
become unavailable to shoppers and leisure users. The contribution will form part of the 
proposed legal agreement.

Cycle Parking Provision

The TA states that the development will provide 50 covered cycle parking spaces which 
would be provided both to the north and south of Phase 1. Given the current availability of 
cycle parking adjacent to the Metrolink Stop and at the cycle hub on River Street, it is 
considered that the level of provision is appropriate.

It is considered that the cycle proposals are acceptable in principle, subject to the provision 
of further information (for both Phase 1 & 2), which will be secured by condition. 

Servicing 

The proposed Phase 1 scheme will comprise 3 large blocks and each block will contain its 
own dedicated service yards which are described below: - 

 North block - Fronts the north side of the new retail street, with servicing and 
yard taken on the north side of the building via the new service road which will 
be shared with the Wheatsheaf Centre.

 South Block – Fronts the south side of the new retail street with servicing 
provided in an internal service yard accessed off Constantine Road.

 M&S (East) Block and Car Park – Its main entrance is taken via the new public 
space on the west elevation. Servicing is via an open yard to the east between 
the store and car park, accessed off Smith Street. 

Access and egress for two of the service yards (north block and east block) is directly routed 
to the inner ring road which avoids conflicts with the major pedestrian flows.

The southern service yard is accessed via the Constantine Road and Smith Street junction. 
The access point into the yard lies adjacent to the Smith Street traffic signals and although 
to some degree it will discourage pedestrian movements alongside the eastern side of 
Constantine Road, it is accepted that there are no other alternative locations for it. In 
addition it is considered that the location of this service yard would not interfere with the safe 
operation of the Metrolink which extends through the junction of Drake Street and Smith 
Street. The applicant has confirmed that the southern service yard will be a managed yard 
and has submitted a draft Service Yard Management Plan, which shall be approved through 
a planning condition.



The submitted TA includes detailed layouts of each service yard and they have been 
tracked to demonstrate that HGV’s can enter and leave safely in forward gear. 

Service access to the Phase 2 development will be taken from the new access road serving 
the car parks and northern service yard. A service lay by will be provided alongside the new 
access road. A planning condition to approve servicing management will be applied to 
Phase 2.

The LHA has considered the proposed servicing arrangements associated with the 
development and they considered that they would operate safely. 

In conclusion and with reference to the above, the proposed development would provide 
satisfactory and safe service yards.  

Travel Plan 

The applicants TA includes a Framework Travel Plan (TP) for the development which sets 
out the range of initiatives and measures that will be introduced in order to promote 
sustainable modes of travel and reduce the number of single occupancy private car trips 
that will be made to the development. 

The following objectives are considered appropriate for the Framework Travel Plan: 
 To reduce the number of single occupancy private car trips by staff working within 

the proposed development; 
 To promote the range of sustainable modes of travel that will be available for travel 

to and from the development; and 
 To promote travel measures that will support the health and well-being of staff. 

The TP will be actively managed and driven forwards by the Travel Plan Co-ordinator (TPC).
 
The TP would set out measures that would first be agreed between the TPC and LPA as 
part of the first TP document. These are likely to include a Resident’s ‘Travel Pack’; journey 
planner services; a Car Club; cycle hub facilities; changing facilities in commercial buildings.

Highways England, TfGM and the Local Highways Authority are all in agreement that a 
robust and effective Travel Plan needs to be associated with the development, with all three 
parties recommending that a condition be added to any approval. All details of the site-wide 
Travel Plan shall be agreed in advance of first occupation. Individual Travel Plans would 
then be produced at the appropriate times, to address the needs of individual operators 
once monitoring information and information from operators is known. 

Highway closure

As part of the development involves closing a section of Baillie Street a stopping up order is 
required to close it. An Order authorising the stopping up (removal of a highway) of any 
highway can be made, if the Secretary of State is satisfied to do so, to allow development to 
be carried out in accordance with a valid and relevant planning permission. The Order may 
also include the provision of the proposed new sections of highway. The Order cannot not 
be confirmed until planning permission has been granted.

Conclusion 

The LHA has considered the overall development of the site and has not raised any 
objections to the proposal. Taking all the information provided in relation to transport into 
consideration, it is concluded that the proposed development would not have a “severe 
impact” on the surrounding highway network as defined in paragraph 32 of the NPPF. In 
addition satisfactory parking, access and servicing arrangements would be provided and 



users of the development will benefit from excellent access to public transport links (bus and 
tram). The development is therefore to be in accordance with the NPPF and policies T1 and 
T2 of the Core Strategy as well as the advice as contained with the Rochdale Town Centre 
East Area Framework SPD.

RESIDENTIAL AND VISUAL AMENITY 

Introduction

The nearest existing residential dwellings are located on Baillie Street, Drake Street and 
John Street. Town Head Offices to the north of Phase 2 has received planning permission to 
be converted into flats. These existing and planned residential units may have views or 
partial views of Rochdale Riverside development. It is relevant to consider the potential 
impact of the development, with respect to privacy and amenity on both the existing, 
neighbouring properties in the area and prospective residents with the proposed scheme. 
Only Phase 2 proposes residential units. It is also relevant to consider the context of the 
impact within an urban, town centre location.

The submitted Planning Statement and the supporting parameter plans indicate how Phase 
2 might be developed and provides a commentary on its impact, with respect to privacy and 
amenity. 

Proposals

With Phase 2, up to 100 new apartments have been proposed and they would be provided 
within one or more buildings.  In addition, a hotel for between 80-120 bedrooms has been 
proposed as well as B1 offices which would be up to 3000m2. With respect to buildings 
heights and scale, each of the blocks would be between four to six storeys and they would 
be set around a landscaped public realm deck level. 

Officer Comment 

Residential Amenity 

One of the 12 core planning principles of the NPPF is to secure high quality design and a 
good standard of amenity for all existing and future occupants of land and buildings. Similar 
advice is found within policy P3 of the adopted Rochdale Core Strategy which states that the 
Council will apply certain design principles, including incorporating the guidance contained 
in the Guidelines and Standards for Residential Development SPD (2016). Within this SPD it 
is recommended that a minimum separation distance of 21 metres should be retained 
between principal elevations of opposing dwellings and 14 metres between principal and 
secondary elevations. Exceptions are permitted, and the SPD provides an example where 
the character and density of the surrounding area would be best preserved by reduced 
distances and this would not detract from the general levels of privacy and amenity typical in 
the area. The SPD is focused upon suburban housing and estate design, and the proposed 
apartment buildings in a town centre, urban setting are considered by Officers as an 
example where character, density and urban fabric will be better served in a bespoke 
approach in the detailed design stage.

From the illustrative plans submitted for Phase 2, it is expected that there will be a number 
of occasions where distances between the proposed blocks do not meet the Council’s 
residential spacing standards, particularly given its high density nature for apartments. 
Officers will work with the applicant in Phase 2 to maximise the opportunities to meet the 
SPD standards, and where it proves impossible to seek appropriate design mitigation. The 
use of balconies, orientation of windows, openings, screens and building position can all be 
employed to provide a suitable and acceptable residential environment as seen in multiple 
apartment schemes locally and nationally. 



The closest residential properties to the site are those which are proposed to be located 
within the former Town Head Offices which lies to the north of the Phase 2. The flats within 
the former Town Head Offices would be set over 3 levels and many of them would have a 
view of Phase 2. The north-eastern most block, closest to Town Head House, has been 
reduced in height to a maximum parameter of 4 storeys and it would lie some 28 metres 
from its south facing elevation. At this distance and combined with the significant change in 
level between the site and Town Head Offices, it will provide adequate separation to 
preserve privacy and amenity for future residents. Whilst there is no objection in principle to 
development close to the boundary with the former Town Head Office, any application for 
reserved matters relating to scale should be accompanied by a detailed sun and shadowing 
study to identify the specific impacts of Phase 2 on surrounding buildings and properties.

The potential impact of the development on John Street and Drake Street, has been 
assessed and is considered to be acceptable and in compliance with Local Policy and SPD 
due to the separation attained. 

The illustrative plans for Phase 2 suggest there may be opportunities for public open space, 
private amenity space and balconies to be delivered. The principle of providing these 
spaces is welcomed, however it is apparent that any opportunities for ‘private’ amenity 
spaces may well be limited in size. Whilst a matter for detailed consideration at the 
Reserved Matters Stage, the relative lack of private and shared amenity space is a feature 
of concern within the illustrative plans and it is considered that there may well be little 
opportunity to design this out if the maximum quantum of development proposed is to be 
achieved. It is recognised that this will be a high density development in an urban setting, 
and private amenity space is not common to such developments, however a consequence 
of limited or no private space is provision of adequate, high quality communal open space. 

For the Phase 1 scheme the proximity of the nearest residential properties means that any 
impact is considered negligible. The Council is currently considering an application to 
convert the first and second floors of No.1 Drake Street into apartments and at the nearest 
point they would lie some 30 metres from the south block within Phase 1. At this distance 
any future occupiers of these flats would be provided with suitable levels of privacy and 
amenity. 

Visual Amenity 

A number of residential properties located adjacent to the site, such as those within Verotax 
House which fronts John Street and those which will be provided within the former Town 
Head Offices have views across the site. 

It is considered that the applicant’s judgement that high quality design and landscaping 
solution will be provided is correct; however it should also be recognised that the proposed 
development will lead to a fundamental change to the landscape character of the area, from 
being open, to highly urban and managed. This transformation is welcomed as the 
openness is a temporary condition caused by the demolition of former buildings, and it is the 
very essence of delivering the regeneration proposals that have received wide support in the 
community. The separation distances that will exist between existing and new development 
and that the benefits of redeveloping the site far outweigh the loss of series of surface level 
car parks which have a negative impact on the townscape. 

Within Phase 2 it is considered that the visual amenity afforded to prospective residents can 
be enhanced through the design of the buildings and the quality of its landscaping. Where 
possible, apartments should benefit from an outlook across areas of open space and it is 
considered that the illustrative plans provide opportunities for this objective to be achieved.

Conclusion

With regard to the Phase 1 scheme due to its proximity of the nearest residential properties 
means that any impact on residential amenity is considered to be negligible. 



Facing the south block within Phase 1 lies the gable elevation of No.1 Drake Street and the 
LPA is currently considering an application to convert its first and second floors to flats. If 
this application was to be approved, it is considered there would be no undue impact on the 
amenity of the future occupiers of these flats.

Phase 2 is considered to be capable of having an acceptable impact on the amenity of 
nearby residents, providing that the new buildings within Phase 2 achieve the required 
standards of design. Within the site it is considered that there may be instances where the 
Council’s amenity standards are not met in full but, at this Outline Stage, it is considered that 
the development is capable of achieving an acceptable level of amenity for its prospective 
residents. Therefore, the proposals are in accordance with Core Strategy policies DM1, P3 
and the NPPF. 

GROUND CONTAMINATION 
 
Introduction 
 
References to historic mapping reveal that by the middle of the 19th century the site is 
largely developed and is bisected by a number of roads. Industrial buildings were limited to 
the western section of the site where the Duncan Street, Bowling Green and Butts Mills are 
located. The remaining land is occupied by a church, a hall, a school, residential homes, or 
a small amount of open space. By 1891-1892 the site has been further developed with a 
number of residential homes being constructed. In the south-eastern section of the site a 
public baths, school and church have been constructed. By 1958-1959 a number of 
residential homes on the eastern boundary have been removed from the site, along the 
southern boundary the church, the woollen mill, and a section of the Butts Mill.

By the late 1970s the mill along the southern boundary of the site had been replaced by a 
bus station and offices. By the late 1990s the northern part of the site has been redeveloped 
and new structures include a garage and a clinic. 

Chapter 10 of the ES and the detailed Phase 1 (Environmental Assessment) and Phase 2 
(Intrusive Investigations) identify the potential risks from the development to controlled 
waters, construction materials, construction workers and the end users. 

Proposals 
 
The application proposals seek to comprehensively redevelop the site, in a manner that will 
allow it to support retail and leisure, other commercial uses, residential; open space; and 
places for people to work. 
 
Officer Comment 
 
Paragraph 120 of the NPPF confirms that where a site is affected by contamination or land 
stability issues, responsibility for securing a safe development rests with the developer 
and/or landowner. Paragraph 121 goes on to state that planning decisions should ensure 
that the site is suitable for its new use, taking account of ground conditions and land 
instability, …pollution arising from previous uses and any proposals for mitigation including 
land remediation. After remediation, as a minimum, land should not be capable of being 
determined as contaminated land under Part IIA of the Environmental Protection Act 1990. 

Policy G9 - Reducing the impact of pollution, contamination and land sustainability of the 
Core strategy requires that any risks arising from contaminated land or land instability are 
appropriately addressed prior to development.

The applicant has provided a satisfactory Geo Environmental Phase 2 Intrusive 
Investigation report which provides suitable evidence to demonstrate the risk posed to 
controlled waters, construction materials and construction workers from the development will 



be negligible - moderate. In addition, the report confirms that the proposed development will 
be entirely hardcover on completion and no pollutant linkages posing risks to human health 
(and controlled waters) will be present. 

The risks posed to the site end users from ground gases has also been adequately covered 
as it is confirmed within the Geo Environmental Phase 2 Intrusive Investigation report has 
identified this risk to be moderate/low. 

To mitigate the potential construction effects, best practice measures will be adopted during 
the construction phase, which will be set out in a Construction Environment Management 
Plan (CEMP). The off-site disposal of excavated materials, and the generation of 
contaminated dusts, shall be reduced as far as is reasonably practicable. 
 
Conclusion

It is considered that the applicant has correctly identified a number of possible 
contamination sources that could have an adverse impact on the development. These 
potential impacts can be mitigated at the construction stage through adoption of good 
practice measures, which could be secured via a condition requiring the submission of a 
CEMP. Mitigation measures associated with the Operational Phase will be secured by a 
remediation strategy which will also be conditioned as part of any approval. As such the 
development complies with Core Strategy Policy G9 and the NPPF.

FLOOD RISK 

Introduction 
 
It is necessary to consider how potential sources of flooding might impact upon the 
proposed development and how the proposals themselves might affect the risk of flooding to 
existing receptors in the area. 

The application site currently comprises surface car parking and temporary market stalls. 
There are adopted highways within the development boundary as Baillie Street, Penn 
Street, Constantine Road, Bell Street, Kelsall Street and Milton Street.  The River Roch is 
located approximately 7m to the south of the site. The River Roch is an open channel 
upstream of the site, however it becomes culverted adjacent to the site at its intersection 
with Smith Street. 

The site generally falls in a north-east to south-west direction. The lowest point of the site is 
along the southern boundary adjacent to the Metrolink stop where the level is approximately 
119.840m. The site levels in the north-eastern corner are approximately 131.5m.

The Environment Agency flood mapping data for rivers and seas classifies the site as lying 
within Flood Zone 1, 2 and 3a and is therefore considered to be variably at low to high risk 
of flooding from rivers and seas. The definitions of the relevant Flood Zones are described 
below. 

Flood Zone Definition

Zone 1 Low 
Probability

Land having a less than 1 in 1,000 annual probability of river or sea flooding.

Zone 2 Medium 
Probability

Land having between a 1 in 100 and 1 in 1,000 annual probability of river 
flooding; or land having between a 1 in 200 and 1 in 1,000 annual probability 
of sea flooding. 



Flood Zone Definition

Zone 3a High 
Probability

Land having a 1 in 100 or greater annual probability of river flooding; or 
Land having a 1 in 200 or greater annual probability of sea flooding.

In accordance with the requirements of the NPPF and the advice of the Environment 
Agency, the applicant has submitted a Flood Risk Assessment (FRA) which has: 

 Investigated all potential risks of flooding to the site,
 Considered the impact the development may have elsewhere with regards to flooding,
 Considered proposals to mitigate any potential risk of flooding determined to be present.
 Considered detailed drainage proposals for the phase I area of the proposed site; and
 Considered outline drainage proposals for the phase II area of the site.

Proposal 
 
The proposed development seeks consent to introduce a variety of new land uses onto the 
site, including retail, leisure and residential facilities, which are all classed as being ‘more 
vulnerable’ or ‘less vulnerable’ uses by the Environment Agency. The units within Phase 1 
consist of four blocks and the constraint of the flood risk requires their finished floor levels to 
be raised, which is approximately 2 metres in height measured from the Smith Street 
boundary. In addition, the site post development is unable to accommodate the 1 in 100 
year plus 30% flood levels and therefore it is necessary to seek an off-site solution. 

Officer comment 

Policy Background

Paragraph 100 of the NPPF states that inappropriate development in areas at risk of 
flooding should be avoided by directing development away from areas at highest risk, but 
where development is necessary, making it safe without increasing flood risk elsewhere. 

Policy G8 of the adopted Rochdale Core Strategy sets out the requirements for flood risk. It 
seeks to ensure development does not lead to any form of increased flooding locally or 
downstream. It also sets out criteria for new development including the national requirement 
of a sequential approach to sites, compliance with Environment Agency advice, production 
of FRAs and consideration of SuDS. Also required is consideration of surface and waste 
water management, potential for minimising portable water consumption and opportunities 
to improve water quality and the habitat value of water features. 

Application of the sequential test is not required for development proposals that accord with 
allocations in development plans through the sequential test (PPG paragraphs 7-033 and 
NPPF paragraph 103). Core Strategy policies SP3/R and E1/R do support the allocation and 
development proposals of the site for major retail-led development. It is therefore considered 
that the proposals are policy compliant to the development plan. Accordingly, and in line 
with NPPF paragraph 103 and PPG paragraph 7-033 the sequential test is not required. 

The following sections of the report consider the potential sources of flooding that might 
impact upon the proposed development and how the proposals themselves might affect the 
risk of flooding to existing receptors in the area. 

Fluvial Flooding (Rivers and Streams)

The Flood Risk Assessment (FRA) that accompanies the application sets out the potential 
impact of the development on the site on flood risk. The site has been assessed with the 1 



in 100-year, 1 in 100-year plus 5% (for climate change) and the 1 in 100-year plus 30% (for 
climate change) flood levels projected across the existing site topography to confirm the 
volumes which could potentially be stored on the pre-developed site. The 1 in 100-year, 1 in 
100-year plus 5% and the 1 in 100-year plus 30% flood levels have also been projected 
across the proposed development site topography to confirm the volumes which could 
potentially be stored on the post-developed site. 

The FRA has found that the Site post-development can accommodate the volumes of flood 
water within the site 1 in 100-year and 1 in 100-year plus 5% flood events, but not the 
volumes generated during a 1 in 100-year plus 30% event. The FRA modelling is based on 
2016 flood levels agreed with the Environment Agency. Therefore, it is known that up to 
2021 (plus 5 years) that the Site post-development will not lead to any adverse flood impact, 
i.e. up to 2021 it can accommodate the forecast volumes generated during the 1 in 100-year 
plus 5% flood event. As the site post-development cannot accommodate the forecast 
volumes generated during the 1 in 100 year plus 30% flood event, it is necessary to seek an 
off-site solution. 

The Council and the Environment Agency are working on the Rochdale and Littleborough 
Flood Relief Scheme. This scheme is intended to provide flood relief to the Roch Valley 
including the town centre. The Council has approved capital funding of £4.8 million towards 
the Flood Relief Scheme for the period 2017-20. Proposed works include a site at Albert 
Royd and it is subject to planning applications (17/00144/FUL & 17/00193/SO) to provide 
flood alleviation approximately 1 mile upstream of the site and the town centre. It will provide 
of itself protection to the town centre and the site. Implementation will be secured on Albert 
Royd by 2021 using the committed funds, or alternatively the funds will be used to support 
the Environment Agency’s scheme at Littleborough for implementation by 2021. In either 
scenario by 2021 the town centre, and the Site, will be fully protected by an implemented 
flood relief scheme.

The commitment to the Flood Relief Scheme is central to design process and development 
proposal at the Site and to the determination of this application. Because of this commitment 
it is unnecessary for any mitigation for flood risk on the Site related to post-development 
impacts (post 2021), as such impacts will be fully mitigated in the off-site Flood Relief 
Scheme. It is therefore agreed in consultation with the Environment Agency, the Council, 
and technical advisors, that development of the Site can be supported without onsite 
mitigation. Furthermore, because of the commitment to the Flood Relief Scheme the 
development can proceed without delay as no harm to flood risk will arise post-development 
in the period up to 2021. 

It is the opinion and recommendation of Officers that substantial weight can and should be 
given to the Council’s commitment to the delivery of Flood Relief Scheme as a material 
planning consideration. It means the Development does not need to provide onsite flood 
mitigation measures as it is reasonable to rely upon the Council’s commitment to provide 
future, necessary mitigation through the Flood Relief Scheme. It can therefore be concluded 
that the identified flood impact of the development set out in the FRA will be mitigated by the 
Flood Relief Scheme and no long-term adverse impact on flood risk will arise from the 
Development.

Reservoir Flooding

The Environment Agency reservoir flood map shows that the majority of the site might be 
flooded if a reservoir were to fail and release the water it holds. Since this is a prediction of a 
worst-case scenario, it is very low risk that a reservoir flood would be this large. 

All the reservoirs that could affect the site are owned by United Utilities and they have a 
maintenance programme in place to ensure they do not fail. Although the risk from a 
reservoir failing is very low, is advised that the future building occupiers have an emergency 
procedure in place for the unlikely event of reservoir flooding.



Groundwater Flooding

The site is located within an area considered to be at risk from ground water flooding. 

To mitigate the risk of groundwater flooding the FRA recommends that groundwater levels 
are monitored during ground investigation works to determine site specific groundwater 
levels. However, due to the fluvial flood risk to the site, floor levels are proposed at a 
minimum of 121.700m which is a significant raising of levels when compared to the existing 
topography and therefore would limit the groundwater flood risk to the properties. In 
addition, there are no basements proposed in the buildings. In order to mitigate the harm 
from ground water flooding a condition is recommended which requires groundwater levels 
to be monitored during ground investigation works.

Public Sewer and Highway Drainage Flooding 

It is identified in the FRA that there has been a historical sewerage incident at the site which 
potentially is a result of the Combined Sewer Overflow (CSO) being in use. The CSO runs 
beneath the site.

The development proposals include the removal of the combined sewer overflow and 
reduction of the flows into the combined sewer network which will reduce the risk of flooding 
from public sewers. 

Surface Water Flooding

Surface water flooding can be caused when rainwater does not drain away through the 
normal drainage system or soak into the ground. In this instance the FRA confirms that the 
majority of the site is at very low risk of surface water flooding with areas of low-medium risk 
along the highways within the southern areas of the site.

Drainage Strategy 

The NPPF at paragraph 103 states that Development should give “priority to the use of 
sustainable drainage systems”. Sustainable drainage systems are designed to control 
surface water run off close to where it falls and mimic natural drainage as closely as 
possible. Generally, the aim should be to discharge surface run off as high up the following 
hierarchy of drainage options as reasonably practicable:

1. into the ground (infiltration);
2. to a surface water body;
3. to a surface water sewer, highway drain, or another drainage system;
4. to a combined sewer.

It is acknowledge that particular types of sustainable drainage systems may not be 
practicable in all locations.

In accordance with best practice surface water systems for new development should be 
designed to provide adequate capacity not to flood for the critical 1 in 30 year storm event 
and flood water generated for up to the critical 1 in 100 year plus climate change (20%) 
storm event shall be constrained within the areas on site so not to cause damage to 
buildings, essential services or adjoining developments and services.  In addition, the 
Rochdale Strategic Flood Risk Assessment requires a 30% reduction in flows. 

The FRA has outlined the proposed foul and surface water drainage would operate on 
different systems. The drainage system for the foul water has been designed to provide 
three outfalls to the existing and diverted combined public sewers. The foul flows would 



increase because of the development as compared to the existing land uses. However, they 
are likely to be similar to the flows from the buildings which were previously located within 
the site.

With regard to the surface water drainage scheme, the submission includes a Phase 1 Desk 
Top Report which states that due to historical evidence of development and redevelopment 
in and around the site, it is expected that there will be variable deposits of made ground. As 
a result of the deposits of made ground, it is stated within the FRA that infiltration will not be 
suitable. It is proposed that surface water flows will be discharged into the existing surface 
water public sewers on site at a restricted rate, prior to the existing outfall to the river. 

To assess the proposed surface water flows from the development, the existing flows have 
been modelled to determine the maximum flows from the new development  by introducing 
a 30% reduction. Attenuation will therefore be required ; which is the process of storing and 
slowly releasing surface water run-off and is one key features of sustainable drainage 
systems.

The applicants FRA provides satisfactory information with regard to the proposed drainage 
strategy.  As required by condition, the new development will be required to demonstrate an 
appropriate SuDS scheme, or if this is not shown to be possible, to achieve the target water 
run-off rates that set out within the Rochdale SFRA.

Conclusions 

The Flood Risk Assessment (FRA) that accompanies the application has set out the how the 
risks of fluvial flooding might impact upon the proposed development. The FRA concludes 
that although the site post-development can accommodate the volumes generated during 
the 1 in 100-year and 1 in 100-year plus 5% flood events, it can’t accommodate the volumes 
generated during the 1 in 100-year plus 30% event. It is therefore accepted that it is 
necessary to seek an offsite solution which would be able to accommodate the volumes 
generated during in the 1 in 100-year plus 30% flood event on a like for like basis of the pre-
developed scenario. 

As discussed in detail elsewhere, a site off Albert Royds Street has been identified to 
provide the necessary flood compensation and its implementation could be secured by 2021 
which ensures the town centre site would be fully protected to its pre-developed state. 
Substantial weight can be given to the Council’s commitment to the delivery of Flood Relief 
Scheme as a material planning consideration and it is therefore concluded that the 
development does not need to provide onsite flood mitigation to accommodate the volumes 
generated during the 1 in 100-year plus 30% flood event. Therefore the development does 
not need to provide onsite flood mitigation measures as it is reasonable to rely upon the 
Council’s commitment to provide future, necessary mitigation through the Flood Relief 
Scheme. It can therefore be concluded that the identified flood impact of the development 
set out in the FRA will be mitigated by the Flood Relief Scheme and no long-term adverse 
impact on flood risk will arise from the Development.

With regard to other sources of flooding, it is considered that the FRA has correctly identified 
mitigation measures that could be employed to ensure the development is safe within 
increasing flood risk elsewhere. In addition, the FRA confirms the proposed foul and surface 
water drainage would operate on different systems which is in accordance with the advice 
from United Utilities. To reduce the potential impact of the development with respect to 
surface water drainage discharges, a condition is recommended which requires the 
submission of an appropriate SuDS scheme.

It is considered the development is in accordance with UDP Policies EM/7 and EM/8 along 
with Cores Strategy Policy G8 and the NPPF. 

NOISE & VIBRATION



Introduction

As part of the works the applicant has undertaken an assessment of noise and vibration for 
the proposed development so that consideration can be given to the effects of the proposed 
development on nearby sensitive receptors, which includes the proposed flats. The following 
activities have been assessed 

 Noise from mechanical services plant;
 Noise from car park activity;
 Noise from additional traffic on the road network:
 Noise from cinema;
 Noise from servicing activity

Comprehensive surveys have been carried out at locations representative of the nearest 
noise existing noise sensitive properties. 

The surrounding area is built up with numerous retail and commercial units, council offices 
and other uses, and is subject to a great deal of pedestrian and motorised traffic. The bus 
station is located to the south of the site, meaning that buses arrive and depart at regular 
intervals, dominating the noise climate at times. John Street which is on the east of the site 
serves as an arterial road within the town and was also busy with traffic throughout the day 
and into the evening. The submitted noise survey has revealed that the most dominant 
noise source during the day was local road traffic noise. During the night, there were 
occasional passing vehicles and also more distant traffic noise. 

Details of the Noise and Vibration assessment are summarised in Chapter 10 of the ES. 

Proposals

The Rochdale Riverside development is a retail-led regeneration project including leisure 
uses for a cinema and A3/A4 food and drink uses in Phase 1. Phase 2 will provide 
opportunities for office, hotel and residential uses with ancillary commercial uses such as 
retail, food and drink.

The nearest existing residential dwellings are located on Baillie Street, Drake Street and 
John Street. Town Head Offices to the north of Phase 2 has received planning permission to 
be converted into flats. These existing and planned residential units may have views or 
partial views of Rochdale Riverside development but none shall have a view of the whole 
development and with the notable exception of the planned residential use of Town Head 
Offices, all existing residential uses would appear to be at least 100 metres from the nearest 
site boundary. Town Head House is elevated above Phase 2 and approximately 22 metres 
to the nearest boundary.

Officer Comment

Paragraph 123 of the NPPF states that planning decisions should aim to avoid noise from 
giving rise to significant adverse impacts on health and quality of life as a result of new 
development. Adverse impacts should be mitigated and reduced to a minimum, including 
through the use of conditions.

Policy G9 of the Rochdale Core Strategy sets out how the council will seek to reduce all 
forms of pollution in the borough. This includes requiring new developments to ensure that 
no increase in air, water, noise, light or other pollution are brought about by the 
development.



The applicant has used the relevant technical standards to determine the noise and 
vibration impact significance criteria. It is considered the scope of the assessment has bene 
applied to appropriate noise sources (construction works, traffic and commercial activity).

Taking into account the submitted information, the Council’s Environmental Health (Noise) 
team are satisfied that the main noise impacts from the development set against national 
standards have been appropriately assessed, and taking into account the existing noise 
climate it is concluded that the site can be developed as proposed without causing 
significant impact or disturbance to existing or proposed uses.

Conditions will be attached to any approval requiring the applicant to demonstrate how the 
relevant noise targets within the Noise Impact Assessment will be met. A Construction 
Management Plan (CEMP) will also be submitted to demonstrate how construction works 
will be mitigated. 

In regards to vibration, recordings indicated low levels which will not require any mitigation 
measures.

Conclusion

The applicant has adequately demonstrated the main noise impacts from the development 
set against national standards have been appropriately assessed, and taking into account 
the existing noise climate it is concluded that the site can be developed as proposed without 
causing significant impact or disturbance to existing or proposed uses. The proposal is 
therefore in accordance with paragraph 123 of the NPPF and Core Strategy Policy G9. 

AIR QUALITY 

Introduction 

Emissions from road traffic contribute significantly to ambient pollutant concentrations in 
urban areas and one side of the application is bound by a busy highway, John Street to the 
east. Under the Environment Act local authorities have a duty to monitor the air quality in 
their area and declare an Air Quality Management Area (AQMA) in any areas where it would 
fail to meet health-based objectives. The Council has declared an AQMA covering the town 
centre and busy roads radiating out from it, due to elevated concentrations of nitrogen 
dioxide NO2. The AQMA surrounds the application site.

Any new development that has the potential to increase NO2 levels within the Council’s 
AQMA, such as a change in road traffic levels, will require an assessment of impact on air 
quality. The development will affect traffic within the vicinity of the site and further afield.

Chapter 11 of the ES considers air quality levels in and around the application site and is 
supported by a separate Air Quality Assessment (AQA) that has appended to the 
submission within Volume 2 of the ES. 

Proposals

The submitted plans for the Phase 1 element of the scheme which comprises a mix of 
leisure and retail uses are focused on the land which lies in between Baillie Street and Smith 
Street. The Phase 1 scheme will contain a car park containing some 343 spaces which will 
be accessed by a new road. The new section of road links between Smith Street and Penn 
Street. 

The plans submitted for the Phase 2 scheme identify uses and areas where particular land 
uses will be focused. In particular, the residential use is shown adjacent to the boundary of 
John Street. 



Officer Comment 

Paragraph 109 that of the NPPF states that the planning system should contribute to and 
enhance the natural and local environment by: preventing both new and existing 
development from contributing to or being put at unacceptable risk from, or being adversely 
affected by unacceptable levels of soil, air, water or noise pollution or land instability”

With regard to assessing cumulative effects paragraph 120 of the NPPF states to prevent 
unacceptable risks from pollution and land instability, planning policies and decisions should 
ensure that new development is appropriate for its location. The effects (including 
cumulative effects) of pollution on health, the natural environment or general amenity, and 
the potential sensitivity of the area or Proposed Development to adverse effects from 
pollution, should be taken into account”.

Paragraph 124 of the NPPF states that planning policies should sustain compliance with 
and contribute towards EU limit values or national objectives for pollutants, taking into 
account the presence of Air Quality Management Areas and the cumulative impacts on air 
quality from individual sites in local areas. Planning decisions should ensure that any new 
development in Air Quality Management Areas is consistent with the local air quality action 
plan.

Policy G9 - Reducing the impact of pollution, contamination and land sustainability of the 
Core strategy requires that any risks arising from contaminated land or land instability are 
appropriately addressed prior to development.

The submitted Air Quality Assessment finds that concentrations of the pollutants NO2 and 
particulates matter PM10 were significantly below their national Air Quality Standards in the 
monitoring at /around the site. The report highlights that through the advancement in vehicle 
engine technology the concentrations of these pollutants are expected to decrease. The 
results of the detailed dispersion modelling assessment have shown that traffic generated 
by the proposed development is not expected to significantly increase pollution 
concentrations at sensitive receptors within close proximity to the application site.

During the construction phase of the development the expected impacts will be significant 
dust emissions which will have to be mitigated. It is therefore necessary to impose a 
condition which requires the submission of a Dust Management Plan. An approved and 
implemented Dust Management Plan will ensure the residual dust impact during the 
construction phase is negligible. 

The Council’s Senior Transport Strategy and Projects Officer has reviewed the Air Quality 
Assessment and agrees with its findings and recommendations. It is requested that a 
contribution is made towards the costs of installing a NO2 diffusion tube to be located within 
the development. It is considered that as the development would not significantly change 
pollution concentrations at any existing receptors, a planning obligation to secure a 
contribution towards installing NO2 diffusion tubes cannot be justified. 

Conclusion 

The applicant has submitted an Air Quality Assessment with its application that considers 
both the suitability of the application site for sensitive land uses, given its proximity to the 
AQMA, and the impact of the development on the air quality experienced by existing off-site 
receptors. Once the development is operational, the impact on surrounding receptors is 
negligible. NO2 and PM10 concentrations across the site will remain well below the Air 
Quality Objectives. 

Without mitigation measures, the dust emission levels predicated from the site are likely to 
be high during periods when earthworks and construction activities are place. It is therefore 



necessary to impose a condition which requires the submission of a Dust Management Plan 
which will form part of the Construction Environmental Management Plan. 

It is concluded that the development would not create an adverse impact on local air quality 
and therefore the development accords with Core Strategy policy G9 and the relevant 
sections of the NPPF. Officers have had regard to the request for a developer contribution 
for installation of NO2 diffusion tubes on site, but find the request unjustified and 
unnecessary to include in the proposed legal agreement.

CRIME PREVENTION 

Introduction 

The design and layout of the scheme needs to be considered and as such the application 
includes the submission of a Crime Impact Statement (CIS) commissioned from Greater 
Manchester Police. The CIS process involves identifying, predicting, evaluating and 
mitigating the crime and disorder effects of a development proposal early in the design 
process - prior to planning decisions being taken. The purpose of the CIS is to ensure that 
design decision-makers consider crime, disorder and fear of crime before determining 
whether to proceed with new projects.

The CIS baseline analysis found a high rate of crime within the Borough with the most 
frequent offences near to the development site have been less serious wounding, theft, 
burglary of commercial premises and criminal damage. In addition the rate of vehicle crime 
near to the site was higher than the Greater Manchester average. 

Proposal 

The development is a mixed-use scheme that will function as a place to live, work, shop and 
relax by hundreds of people at any given time. It is a site that will be in use for the majority 
of the day; it is therefore important that it is developed as a place where people feel safe 
and secure.

Officer Comment 

In relation to matters of security, the NPPF at paragraph 58 states that decisions should aim 
to ensure that developments create safe and accessible environments where crime and 
disorder, and the fear of crime, do not undermine quality of life or community cohesion.

Policy P1 - Improving design of new development of the adopted Core Strategy requires that 
developments shall incorporating design measures that design out crime and ensure 
developments and spaces are safe to use and access (including lighting as appropriate).

The matter of crime prevention has been reviewed by Greater Manchester Police’s Design 
for Security (DfS) team and they have identified the following features would make a positive 
contribution to the prevention of crime and fear of crime. 

 The proposed development will result in the removal of large areas of car parking, 
unsightly buildings and help to reconnect facilities and services within the town 
centre. 

 The proposals will help to bring additional vitality to the area for longer periods of the 
day and should attract more legitimate activity to this part of the town centre at times 
when it is currently quiet. Informal policing provided by members of the public and 
residents will help to marginalise criminal and antisocial activity. 



 Glazed elevations of the retail, food and drink and leisure units will help to enliven 
the various street frontages and improve natural surveillance. Internal lighting of 
these premises helps to provide reassurance to pedestrians. 

 Secure car parking is provided within the scheme.
 Service yards are appropriately located on the fringes of the scheme and all can be 

secured to prevent unauthorised access. 

DfS have also provided a number of recommendations for increased security and they are 
summarised below: 

 The likelihood of the demand for external seating areas associated with any of the 
food and drink uses should be considered within the public realm works. 

 The Penn Street to ‘The Hub’ link should be particularly brightly lit and include 
animation of the facades of the adjacent retail units. 

 Service doors should be recessed no more than 600mm. Recessed doorways, 
particularly on secluded elevations are often prone to acts of anti-social behaviour or 
targeted by offenders when attempting forced entry. 

 The permeability of Phase II should be carefully considered. From a crime prevention 
perspective, it is better to have fewer, well-used, well-supervised routes than a 
number of poorly used routes which allow inappropriate access to secluded areas of 
the development. Featureless public facing facades should be avoided. 

 The parking floors and stairwells must be very well lit (average lux level of 75-100). 
Pay machines should be located in the ground floor pedestrian entrance lobby. 

 The communal entrances to apartment buildings must be street facing, very well-lit 
and include security certified doors. These doors should be secured with electrically 
operated locks, activated with a programmable fob. There should also be an audio-
visual link to each apartment so that residents can remotely allow bona fide visitors 
access. 

 The streetscape on the north side of Phase I must be of a high environmental quality. 
 An appropriately designed, and discreet, CCTV system should be included as an 

integral element of the development. 

With regard to the north side of Phase 1 the positioning of the Metrolink stop has not 
allowed for the development to open to the south along the platform. Although the south 
facing elevation of block contains no active frontages, Smith Street will remain a vibrant 
street due to nearby uses such as the bus station interchange and the Number 1 Riverside. 
Also mitigation to the south facing wall has been provided as it will feature a large kinetic 
tiled feature wall which references the River Roch by way of its movement and the design 
printed on the tiles.

In response to the recommendations which relate to the Phase 2 scheme, it is considered 
that there is no reason to suggest why the any Reserved Matters scheme could not 
incorporate them. A further detailed Crime Impact Statement would be submitted with the 
Reserved Matters application which will provide a detailed analysis for each of the proposed 
buildings and the public space. The submission of a further Crime Impact Statement will be 
secured by a condition.

Conclusion 

The Phase 1 part of the scheme has successfully been designed to ensure that it will help to 
reduce opportunities for crime. For the Phase 2 scheme it is however recognised that 
specific crime prevention measures cannot be identified and agreed until the application for 
Reserved Matters come forwards. As such further, detailed Crime Impact Statements should 



be submitted with each Reserved Matters application. On this basis the development is 
considered to be in compliance with Core Strategy policy G9 and the relevant sections of 
the NPPF.

ECOLOGY 

Introduction

The site is generally cleared and dominated by hard standing in use for temporary surface 
car parks interspersed with pockets of ornamental planting, trees and grass embankments.  
There are no water bodies within the site.

Chapter 10 of the applicant’s ES considers the likely impact of the development on the 
ecology of the existing application site and is supported by a detailed Ecological Appraisal, 
supplemented by an Aboricultural Impact Assessment and Bat Survey.

Proposals

The submitted Ecological Appraisal has identified the majority of the application site as hard 
standing with some ruderal vegetation in cracks of pavements and adjacent buildings. 
Habitats include amenity grassland around the car park boundaries, and ornamental 
planting in small areas of the car park. 

In regards to protected wildlife, the Ecological Appraisal recommended further detailed 
surveying of bats which has now been undertaken and it has been submitted with this 
application. The Bat Survey found there to be very little bat activity on site 

The Ecological Appraisal found there was very unlikely to be any significant impact on 
badgers, reptiles, great crested newts and nesting birds through the development proposals 
with no requirement for any further surveying 

The appraisal makes recommendations for how the development proposals can offer 
ecological habitat enhancement through the provision of brownfield landscapes, green 
spaces and ornamental planting which provides cover and berries for birds.

Officer comment 

Paragraph 109 of the NPPF states the planning system should contribute to, and enhance, 
the natural and local environment by minimising impacts on biodiversity and providing net 
gains in biodiversity where possible. Paragraph 118 states that opportunities to incorporate 
biodiversity in and around developments should be encouraged. If significant harm resulting 
from a development cannot be avoided, adequately mitigated, or, as a last resort, 
compensated for, then planning permission should be refused. 

Policy G7 - Increasing the value of biodiversity and geodiversity, of the Rochdale Core 
Strategy states how the council will promote ecological value within sites. Within urban 
areas this will be carried out through encouragement of urban drainage systems, public 
realm, street trees and other natural or semi-natural features. 

An Ecological Assessment has been undertaken covering the entire site. The assessment 
has revealed that: - 

 The site is not designated for its nature value and is not close to any statutorily 
designated sites.

 The Rochdale Canal SAC and SSSI lie some 1.1km south east of the site. There are 
unlikely to by any potential impacts on the site as a result of the development.

 The development is unlikely to have any significant effect on the South Pennine 
Moors SPA and SAC.

 All of the vegetation on the site is comprised of common and widespread species. 



 The trees, shrubs and scrub on the site have potential for nesting birds.
 The site is considered unlikely to support any specially protected species

The applicant’s Ecology Appraisal has been reviewed by the Greater Manchester Ecological 
Unit (GMEU), who have raised no objections to its findings or recommendations. It is 
therefore considered that the appraisal has provided an accurate assessment of the current 
ecological value of the site. 

The appraisal also makes recommendations for how the development proposals can offer 
ecological habitat enhancement through the provision of brownfield landscapes, green 
spaces and ornamental planting which provides cover and berries for birds. It is considered 
that the landscaping plan provides is suitable for the above recommendations to be 
accommodated A condition is recommended which require the ecological habitat 
enhancements as stated in the appraisal to be implemented. 

Conclusion 

Given the findings of the Ecological Appraisal and associated surveying undertaken the 
development proposals are not considered to have a significant impact on the ecological 
value of the area. The limited habitat lost caused by the development will be mitigated 
through the creation of new habitats within the site (such as green open spaces and green 
walls shown on the landscaping plan). The implementation of the ecological enhancements 
will be secured by condition linked to the proposed landscaping, as will the production of a 
Construction Environmental Management Plan, which will identify any necessary habitat 
protection whilst construction works are on-going. The approaches identified within the 
Ecological Assessment are to the satisfaction of GMEU and therefore the development is 
considered to be in accordance with Core Strategy policies G7 and G9 along with NPPF and 
the adopted Biodiversity and Development SPD. 

ENERGY & CLIMATE CHANGE

Introduction

The effects of climate change need to be considered to ensure that a holistic and strategic 
approach is adopted from the outset for minimising the development’s impacts and 
mitigating any adverse effects. The applicant has set out their strategy for delivering a low 
energy, low carbon development in their ‘Building Services Energy and Sustainability 
Statement’.

Proposal 

The development will be built out over two phases and over a period of a number of years. 

Phase 1 of the project comprises the construction a number of new mixed use buildings 
which includes the following; 

• Multi-story mixed leisure and retail building comprised of a cinema, gym and 
retail/restaurant units. 

• Double height retail building, comprising 7 retail units 

• Double height, anchor retail building. 

• Standalone single story retail build 

Phase 2 has been submitted in outline and it would provide up to 100 new apartments and 
they would be provided within one or more buildings.  In addition, a hotel for between 80-
120 bedrooms has been proposed as well as B1 offices which would be up to 3000m2. With 



respect to buildings heights and scale, each of the blocks would be between four to six 
storeys and they would be set around a landscaped public realm deck level. 

The submitted Building Services Energy and Sustainability Statement report demonstrates 
that the proposed development will utilise energy efficient features throughout to minimise 
its carbon and environmental footprint and meet the sustainable standards set out in 
Building Regulations. 

Officer Comment

Within its ‘Core Principles’, the NPPF identifies that planning should support the transition to 
a low carbon future in a changing climate (Para 17). It goes on to state that planning plays a 
key role in helping shape places to secure radical reductions in greenhouse gas emissions, 
minimising vulnerability and providing resilience to the impacts of climate change, and 
supporting the delivery of renewable and low carbon energy and associated infrastructure. 
This is central to the economic, social and environmental dimensions of sustainable 
development (Para 93). Policy G2 of the Core Strategy encourages reducing carbon 
emissions from new buildings. 

The applicant’s Building Services Energy and Sustainability Statement takes a ‘lean, mean 
and green approach’. The lean element of this approach involves the use of passive building 
measures which reduce the need for energy consumption as a first line. This is achieved in 
the development through enhanced insulation of the building envelopes and windows, 

The mean approach sets out the use of high efficiency systems which involves the use of 
passive building measures which will reduce energy consumption. Mean measures to be 
implemented would include heat recovery on ventilation systems, optimised plant controls 
and the use of low energy controlled LED lighting. 

The green element of the approach provides an appraisal of the following renewable, low 
carbon and sustainable measures: - 

 Ground source heat pumps (GSHP) 
 Air source heat pump (ASHP) 
 Wind power 
 Photovoltaics (PV). 
 Solar thermal water heating 
 Biomass heating 
 Combined heat and power (CHP) 

The statement confirms that the only renewable that could be easily integrated into the 
building design are air source heat pumps. Heat pumps extract thermal energy from a 
variety of renewable sources, including the air, earth or water, and upgrade it to a higher, 
more useful temperature. The use of heat pumps can lead to savings on fossil fuels and a 
subsequent reduction in the emission of greenhouse gases. The other renewable energy 
technologies investigated such as wind turbines, biomass boilers, etc. are not considered to 
be viable options due to the developments location, space limitations and payback period.

The applicant’s Building Services Energy and Sustainability Statement presents a 
reasonable strategy for minimising energy consumption and carbon emissions via simple, 
low-cost design solutions. To complement the energy saving solutions, it is proposed that 
the use of air source heat pumps will be investigated for use. More generally, the scheme 
will reduce its carbon footprint by ensuring that there are new leisure/retail facilities that are 
located within a sustainable location. 



A condition shall be added to the approval (for both phases) requiring the applicant to 
submit an ‘Energy Strategy’. The Strategy should set out the proposed energy and carbon 
performance of the buildings; provide details of the technical features employed to achieve 
this performance; and identify any available opportunities for providing renewable, low 
carbon and sustainable measures.

Conclusion

The approach to sustainability and energy as detailed within the Building Services Energy 
and Sustainability Statement would ensure the development promotes the principles of Core 
Strategy Policies G1 and G2 along with NPPF.

WASTE MANAGEMENT 

Given the scale of the proposals, a Waste Management Strategy has been submitted in 
support of this application. This strategy provides a breakdown of the assumed waste 
arising from the development and the required provision of bins. This sets out the 
requirement for bin provision for the northern service yard, M&S service yard and the 
southern service yard all containing appropriate mixture of bins for recycling in line with 
nationally defined waste hierarchy. A planning condition is recommended which requires the 
operational phase of the development to be implemented in accordance within an agreed 
Waste Management Strategy. 

The applicant will be required to identify appropriate means for disposing of waste 
generated as part of the construction process as part of the agreed Construction 
Environment Management Plan. The approach to waste will promote the principles of the 
Greater Manchester Joint Waste DPD, national policy in the NPPW (2014), and Core 
Strategy Policy G11.

PLANNING OBLIGATIONS

Introduction

The Phase 2 scheme involves residential development and therefore financial contributions 
towards affordable housing, education and towards recreational open space in accordance 
with Core Strategy Policies C4, C7, DM2 and G6 and their associated Supplementary 
Planning Documents: Provision of Recreational Open Space in New Housing and Affordable 
Housing. These contributions would need to be secured through a planning obligation in 
accordance with the provisions of S106 of the Town and Country Planning Act. 

The Phase 2 scheme will involve the closure of the temporary car park to enable its 
redevelopment. It is proposed that a contribution will be provided to support the 
development of a parking signage strategy to assist motorists identify available town centre 
parking spaces. This contribution will need to be secured through a planning obligation in 
accordance with the provisions of S106 of the Town and Country Planning Act.

In accordance with the Community Infrastructure Levy (CIL) Regulations, paragraph 204 of 
the NPPF states that planning obligations should only be sought where they meet the 
following three tests:
• necessary to make the development acceptable in planning terms; 
• directly related to the development; and 
• fairly and reasonably related in scale and kind to the development.

Education Provision

Paragraph 72 of the NPPF states:



The Government attaches great importance to ensuring that a sufficient choice of school 
places is available to meet the needs of existing and new communities. Local planning 
authorities should take a proactive, positive and collaborative approach to meeting this 
requirement, and to development that will widen choice in education. They should:

• give great weight to the need to create, expand or alter schools; and

• work with schools promoters to identify and resolve key planning issues 
before applications are submitted.

Policies C7 and DM2 of the adopted Core Strategy require that residential developments 
provide for social infrastructure including education facilities to meet the demand for 
additional school places created by such developments. The proposed residential 
development with Phase 2 would generate additional demand for primary and secondary 
school places within the local area, and the impact of the development on education 
provision should be mitigated. 

The Council as Local Education Authority notes that the existing primary and secondary 
schools within the local area are very close to capacity and have evidenced future need for 
additional places to be provided within the Rochdale township. The Schools Service has 
subsequently requested that the proposed development mitigates for this additional demand 
for education places by providing financial contributions to be utilised towards providing 
additional education facilities at Primary and Secondary Schools within the local area, which 
would be necessary in order to provide for sustainable communities and achieve the golden 
thread of sustainable development running through the NPPF. 

Open Space, Recreation and Sports Facilities

Paragraph 70 of the NPPF states that to deliver the social, recreational and cultural facilities 
and services the community needs, planning policies and decisions should: 

 Plan positively for the provision and use of shared space, community facilities (such 
as local shops, meeting places, sports venues, cultural buildings, public houses, and 
places of worship) and other local services to enhance the sustainability of 
communities and residential environments; 

 Ensure an integrated approach to considering the location of housing, economic 
uses and community facilities and services. 

The need to provide for outdoor recreation and sports facilities is reflected in local planning 
policies in the Core Strategy, where policy C8 states that the Council will ensure that 
development schemes contribute to new or improved facilities where development will 
increase demand and there is a recognised deficiency. The adopted Provision of 
Recreational Open Space in New Housing SPD requires new housing developments to 
make adequate provision for recreational open space – comprising elements of both local 
(at a rate of 1 hectare per 1000 population) and formal (at a rate of 1.1 hectare per 1000 
population) provision. Contributions to off-site recreational open space are calculated on the 
basis of the number of bedrooms being created by a development and the resulting demand 
for recreational open space arising from the occupation of the new houses.

Notwithstanding this, it is noted that paragraph 73 of the NPPF highlights that access to high 
quality open spaces and opportunities for sport and recreation can make an important 
contribution to the health and well-being of communities. In this regard, the proposed 
development set out within the parameters plan provides small areas on-site open space, 
the detailed layout of which will be determined within future reserved matters applications. It 
is unlikely that the size of the open space within the site would be policy compliant and 
therefore an off-site financial contribution towards the provision of improving local open 



space which lies within walking distance of the site space will be necessary. As with most 
developments the outdoor sports element of the policy will be dealt with via an off-site 
contribution.

As the Community Infrastructure Levy (CIL) Regulations pooling restrictions, introduced on 
April 6 2015, require this to be delivered to a specific piece of infrastructure, discussions 
have taken place with the Council’s Environmental Management Service who have identified 
that both the outdoor sports contribution and the local open space contribution would be 
spent at Broadfield Park which lies a short walk from the site. 

Affordable Housing

Core Strategy polices C4 and DM2 and the adopted Affordable Housing SPD identify that, 
subject to viability considerations, residential developments of over 15 dwellings will be 
expected to make a contribution towards the provision of affordable housing in the Borough 
through either on or off site means as appropriate. 

Paragraphs 7.3 and 7.4 of the SPD indicate that an average figure of 15% Affordable 
Housing will be required on all sites across the Borough. This percentage of units will be 
subject to a discount of 50% of the average market cost of the dwellings on the site. This will 
equate to a maximum 7.5% contribution of the total scheme value to affordable housing for 
each site in accordance with the formula below:

It is recommended that a legal agreement include the requirement to submit an affordable 
housing scheme with reserved matters applications to include the appropriate provision of 
affordable housing on site or off-site in accordance with the above policy and SPD.

Parking signage strategy

Core Strategy Policy T1 and DM2 identify that subject to, viability considerations, any type of 
development will be expected to provide for infrastructure contributions necessary to 
mitigate any on site or off-site impacts from the development. Policy T1 supports 
improvement of accessibility and use of intelligent transport technology and real time 
information (T1 4(b)). It is recommended that a contribution is sought in connection with 
Phase 2 development to support off-site parking signage strategy to assist motorists visiting 
the town centre to locate available parking spaces following the closure of the temporary car 
park on the site of Phase 2 which shall reduce available capacity.

Conclusion

It is considered that the proposal meets the Councils policies with regard to affordable 
housing, education, recreational open space and delivering sustainable transport and it 
meets the CIL tests. The applicant has agreed to enter into a S106 agreement which will 
secure the provision of affordable housing, education, recreational open space and parking 
signage strategy as part of development of Phase 2.

THE PLANNING BALANCE AND CONCLUSION

Scheme Summary

This hybrid application comprises a comprehensive phased regeneration of Rochdale Town 
Centre East. The detailed application (Phase 1) is for the 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. The outline 
application (all matters reserved) relates to Phase 2 and it is for the 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 application is accompanied by an 
Environmental Statement.

The development will see an important area of Rochdale town centre improved, bringing 
significant economic benefits to the town and it is suitably designed to ensure that it 
respects the context and compliments the style of the adjacent Number One Riverside and 
Bus Interchange. The use of varied scale, massing styles and materials effectively identifies 
the purpose of each building and public space creating an attractive and easy to navigate 
development. In addition, the development will benefit the people of Rochdale, improve the 
urban fabric of the town and attract more people to the town’s retail and commercial core.

Application of the NPPF

Paragraph 14 of the NPPF states that the presumption in favour of sustainable development 
should be seen as a golden thread running through both plan-making and decision-making. 
In the case of the latter, this means

 Approving development proposals that accord with the development plan
without delay; and

 Where the development plan is absent, silent or relevant policies are out of-
date, granting permission unless:
(i) any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in the
Framework taken as a whole; or
(ii) specific policies in the Framework indicate that development should be
restricted.

A recent Court of Appeal Judgement (Forest of Dean v SSCLG (2016) EWHC 421 (Admin)) 
makes it clear that the presumption in favour of development, as prescribed within 
Paragraph 14, should be dis-applied until the un-weighted exercise within Paragraph 134 
has first been undertaken. This is because Paragraphs 132 and 134 of the NPPF represent 
a specific policy in the Framework that indicates that development should be restricted. 
They state that great weight should be given to the (heritage) asset’s conservation (132) and 
that the less than substantial harm to the significance of the designated heritage asset 
should be weighed against the public benefits of the proposal (134). 

Un-weighted exercise required by Paragraph 134

The un-weighted exercise required by Paragraph 134 of the NPPF has already been 
undertaken within the Heritage Chapter of this report, however it has been repeated here for 
ease of reference. It is considered that the development will lead to less than substantial 
harm’ to the significance of the former Town Head Offices (Grade II), the Town Head 
Conservation Area and the Town Centre Conservation Area. Significant public benefits are 
required to outweigh the identified harm to these heritage assets. The main public benefits 
that would be brought about by the proposals are considered to be as follows:

 Bringing underutilised sites, which has a negative impact on the townscape, back 
into active use; regenerating a major vacant site in the Town Centre; 

 Establishing a strong sense of place, enhancing the quality and permeability of the 
streetscape and the architectural fabric of the Town Centre. 

 Improving a public space within the Town Centre;



 Positively responding to the development of the Town Centre, whilst delivering an 
innovative and contemporary design that transforms the local context; 

 Creating a safe and accessible public environment to enhance the local quality of 
life; and

 Providing sustained economic growth. 
o The development would create 744 - 1,030 Full Time Equivalent employment 

opportunities created through the operational phase of the development. 
o Approximately £10.8 - £15.7 million per annum from permanent jobs 

delivered in the local area. 
o  Business rates generation of approximately £2.7 - £3 million annually to be 

retained by Rochdale Council. 

Great importance and weight has been given to the desirability of preserving the designated 
heritage assets, including their setting, in accordance with s66 and s72 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 and Paragraph 132 of the NPPF. 
However, in this instance the public benefits generated by the proposals are considered to 
be substantive, and sufficient to outweigh the less than substantial harm that has been 
identified. As such this exercise has not required refusal of the application and development 
is not specifically restricted by the NPPF. Therefore the test set out in of Paragraph 14 
(presumption in favour of development) can be applied.

As the Councils development plan policies are not considered to be out of date, it is 
unnecessary for the local planning authority to weigh up the development using the tests set 
out at within both limbs of the last bullet point to Paragraph 14.

Conclusion

The site is allocated under Policy E1/R of the Rochdale Local Plan. The Core Strategy 
seeks to bring forward the application site for the delivery of major comparison retail 
development and convenience retail, which will be fully integrated with the rest of the town 
centre. As stated in Policy E1/R “Rochdale town centre east is fundamental to the 
regeneration of Rochdale town centre” and the proposal would deliver the necessary 
transformational change and reverse the centre’s decline by providing: 

 New destination retail and leisure development including anchor department store 
and multiplex cinema that will attract shoppers and visitors to the town centre, 
clawing back trade that is currently lost outside of the borough.

 New retail and leisure facilities that are well connected to and integrated with the rest 
of the town centre including the primary shopping area. This has included the 
proposal being orientated so that the new retail street adjoins the existing primary 
shopping area that will ensure that the proposal does not become a one-stop 
shopping destination within the town centre and to encourage visitors to the proposal 
to visit the wider town centre, including the existing shopping centres and main retail 
street (Yorkshire Street),

 New permanent work opportunities in retail, leisure, office, hospitality and other 
industries,

 New food and drink leisure activities to expand the evening economy of the town 
centre and to broaden its attraction, and

 New public spaces and streets integrated into the surrounding area to extend and 
provide new routes, including an extended shopping circuit.

Economic and social benefits would arise through direct investment; and the creation of 
direct and indirect jobs throughout construction and through the longer term employment 



opportunities created through the operational phases of the development; and it is estimated 
that once the phase 1 scheme is completed it could generate between £2.7m and £3m in 
Business Rates revenue per annum.  In terms of wider benefits the development would 
enhance the image of the town centre and strengthen and diversify the economic base. The 
benefits associated with the proposal will have a major positive impact on the vitality and 
viability of Rochdale Town Centre.

The development proposals covered by this planning application are critical to the long term 
future and related success of Rochdale town centre.  They will deliver long required and 
necessary transformational changes to the site and through this will contribute significantly 
to boosting the profile and fortunes of the town centre. The development will act as a 
statement of confidence and result in a level of investment that will have the effect of 
allowing Rochdale town centre to re-position itself as a sub-regional centre of importance. 
Importantly, the proposed development will have the effect of clawing back trade currently 
lost to other centres and retail destinations, reviving the town centre’s evening economy, 
with broad appeal to families and couples, provide new entertainment and leisure 
opportunities; and through Phase 2 the town centre will see an expansion in living, working, 
hospitality and leisure uses and opportunities.

The RDA confirms that the wider town centre area is undergoing a £250 million 
transformative investment programme to strengthen its retail, leisure, cultural and 
educational provision, and to improve public transport and public realm. It confirms 
Rochdale Riverside is central to the success of the wider investment.

The Rochdale Town Centre Management Company echoes and shares the analysis of the 
opportunity this development offers, emphasising the importance of clawing back trade lost 
to other centres and retail destinations; that Riverside will ensure Rochdale can compete 
better than it does now; that Riverside will deliver high quality, modern retail floor space 
suitable for national, multiple retailers including the new anchor store for Marks & Spencer 
and welcoming Next to the town.

Architecturally the proposal in Phase 1 will provide a high quality statement and reinforce 
and renew the scarred and cleared townscape. It will provide animation through the kinetic 
tile wall; boldness and light in the copper toned cladding to the cinema building; and 
modern, light retail units in a new shopping street.

The scheme will provide two new, important public spaces. One at the Wheatsheaf centre / 
Baillie Street as entrance and link to the primary shopping area and extension of the existing 
retail circuit. It will animate in the evening from the restaurants and leisure uses at ground 
floor, extending the activity in the town centre building a strong centre and safer streets. The 
second space outside the new M&S anchor store will provide space for events, terraced 
seating toward Smith Street and Number One Riverside and provide the gateway to Phase 
2 to the north and back through to John Street and Penn Street, strengthening connectivity 
in the town centre.

Phase 2 will deliver the wider town centre uses, and has been demonstrated through the 
illustrative materials, evidence and reports it can successfully accommodate the quantum of 
development in to a further, high quality scheme.
Subject to appropriate mitigation, the impact of the development on the local highway 
network, education provision, the amenity of existing and future occupants, archaeological 
assets, surface water and drainage, flood risk and contamination and other relevant matters 
would be acceptable.

S38(6) of the Planning and Compulsory Purchase Act 2004 and S70(2) of the Town and 
Country Planning Act 1990 states that any determination under the Planning Acts must be 
made in accordance with the development plan unless material considerations indicate 



otherwise. Paragraph 196 of the NPPF states that the Framework is a material consideration 
in planning decisions.

The assessment within this report considers the development, and it is considered to be 
compliant with the development plan. This is on the basis that appropriate mitigation 
measures secured by a S106 agreement and planning conditions are appropriately 
implemented. The NPPF is also an important material consideration and having carried out 
both the unweighted balancing exercise under Paragraph 134 and the weighted balancing 
exercise under Paragraph 14 it is considered the proposal would represent a sustainable 
form of development which would have social, economic and environmental benefits. No 
other material considerations have been identified which would warrant a different view 
being taken. The application is therefore recommended for approval. 

RECOMMENDATION 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) or the Chief Planning Officer 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 between the Council and the Applicant pursuant to 
s.111 of the Local Government Act 1972 which will require the Applicant to enter into 
a Section 106 Agreement when it acquires an interest in the Site and prior to 
development commencing.  The Section 106 Agreement will secure the following: 

 The provision of affordable housing scheme to deliver on site and/or an off-
site 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 
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

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

CONDITIONS

Part A. Full Application 

1. The development must be begun not later than the expiration of three years 
beginning with the date of this permission.
Reason: To comply with the requirements of section 91 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004.

2. This permission relates to the following plans and documents 
E1134D10001 Application Redline Boundary Plan P1

E1134D10003 Proposed Phasing Plan P1

E1134D10010 Proposed Red Line Site Plan P1

E1134D10100 Proposed Ground Floor Site Plan P1

E1134D10101 Proposed First Floor Site Plan P1

E1134D10102 Proposed Second Floor Site Plan P1

E1134D10103 Proposed Third Floor Site Plan P1

E1134D10104 Proposed Roof Site Plan P1

E1134D11100 Proposed Cinema Block GA Floor Plans (Retail Levels Ground & 
First) P1

E1134D11101 Proposed Cinema Block GA Floor Plans (Cinema Levels Second & 
Mezz) P1

E1134D11102 Proposed Cinema Block GA Floor Plans (Cinema Roof Level) P1

E1134D11200 Proposed Cinema Block North & East Elevations P1

E1134D11201 Proposed Cinema Block South & West Elevations P1



E1134D11300 Proposed Cinema Block Sections P1

E1134D12100 Proposed New Retail Street North Ground Floor GA Plan P1

E1134D12101 Proposed New Retail Street North First Floor GA Plan P1

E1134D12102 Proposed New Retail Street North Roof Plan P1

E1134D12200 Proposed New Retail Street North Elevations P1

E1134D12300 Proposed New Retail Street North Sections P1

E1134D13100 Proposed New Retail Street South Ground Floor GA Plan P1

E1134D13101 Proposed New Retail Street South First Floor GA Plan P1

E1134D13102 Proposed New Retail Street South Roof Plan P1

E1134D13200 Proposed New Retail Street South Elevations P1

E1134D13300 Proposed New Retail Street South Sections P1

E1134D14100 Proposed Smith Street MSU Ground Floor GA Plan P1

E1134D14101 Proposed Smith Street MSU First Floor GA Plan P1

E1134D14102 Proposed Smith Street MSU Roof Plan P1

E1134D14200 Proposed MSU South & East Elevations P1

E1134D14201 Proposed MSU North & West Elevations P1

E1134D15001 Proposed Cinema Block North towards Baillie Street (Day) P1

E1134D15002 Proposed Cinema Block North towards Baillie Street (Night) P1

E1134D15003 Proposed Cinema Block South towards Smith Street (Day) P1

E1134D15004 Proposed Cinema Block South towards Smith Street (Night) P1

E1134D15005 Proposed View from Smith Street towards the ButtsP1

E1134D15006 Proposed New Retail view towards ‘The Hub’ from Smith Street P1

E1134D15007 Proposed view south along new Penn Street link P1

E1134D15008 Proposed New Retail view towards Baillie Street P1

E1134D15009 Proposed Cinema Block view towards Baillie Street P1

E1134D15100 Proposed Pavilion GA Floor Plans, Section & Elevations P1

PL1589-P-001Landscape Masterplan

PL1589-P-002Phase 1 Masterplan

PL1589-P-003Phase 1 Hardworks

PL1589-P-004Phase 1 Softworks



PL1589-P-007Phase 1 Sections

E1134RE10100 Design & Access Statement

2118ma/R004m Waste Management Strategy (November 2016)

2118ma/R008m Phasing & Delivery Strategy (August 2016)

2118ma/R009m Development Schedule v1 (November 2016)

The development shall be carried out in accordance with these drawings and 
documents hereby approved.

Reason: For the avoidance of any doubt and to ensure that the development is 
carried out in accordance with the approved plans, parameters and specifications.

3. The development within Phase 1 as shown on the approved plans set out in 
Condition 2 shall be developed in accordance with the following parameters as set 
out in the approved Development Schedule v1 (November 2016) as follows:

(a) The approved uses shall be retail, leisure, cinema, food & drink, public open 
space, car parking, servicing, associated and ancillary uses;

(b) The maximum gross floorspace shall be 32,240 m2 (GEA)

(c) The maximum gross retail floorspace for convenience goods (Class A1) shall 
be 650 m2 (GIA) to be provided within the East Block (MSU) unit only

(d) The maximum gross internal area retail floorspace for comparison goods 
(Class A1) shall be 18,149 m2 (GIA) and shall be provided on ground floor including 
any mezzanine level

(e) The maximum gross floorspace for food & drink uses (Classes A3 & A4) shall 
be 4,362 m2 (GIA) and shall be provided on ground floor including any mezzanine 
level and first floor

(f) The maximum gross floorspace for cinema use (Class D2) shall be 1,797 m2 
(GIA) and shall be provided on second and third floor level except for entrance / 
lobbies

(g) The maximum gross floorspace for gym use (Class D2) shall be 2,018 m2 
(GIA) and shall be proved on first floor level except for entrance / lobbies

(h) The maximum gross floorspace for car parking shall be 9,165 m2 (GEA) and 
shall be provided in a decked arrangement of two levels

(i) The maximum number of car parking spaces shall be 344

(j) The maximum height of any building shall be 23.2 metres above ground level

(k) The maximum footprint of all new buildings shall not exceed 17,764 m2 
formed across 4 buildings (North Block, South Block, East Block and Pavilion)

(l) The number of units formed shall range between 20 and 24 units, excluding 
the East Block (MSU) and cinema units.



Reason: For the avoidance of any doubt and to ensure a satisfactory retail and 
leisure mixed-use development in accordance with Core Strategy Policies SP3/R 
and E1/R, saved UDP Policies R/4 and R/4(e), the Rochdale Town Centre East Area 
Framework SPD, the Rochdale Town Centre East Area Development Framework, 
and to ensure the development accords with the scheme that was subject to 
environmental impact assessment.

4. No more than 344 car parking spaces, to include a minimum of 13 spaces for 
disabled drivers and 7 parent and child spaces, shall be provided in Phase 1 in the 
hereby approved decked car park.

Reason: To ensure that an adequate amount of car parking is available for shoppers 
and leisure visitors to the development in accordance with Core Strategy Policy T2 
and Appendix 5 Schedule of Parking Standards, and the NPPF.

Pre-commencement conditions

5. No development within Phase 1 shall take place until a programme of phasing for 
implementation of the development within Phase 1 has been agreed in writing by the 
Local Planning Authority. Any amendment to the approved phasing programme must 
be first agreed in writing by the Local Planning Authority. 

Reason: To ensure satisfactory comprehensive development and proper planning of 
the area.

Reason for pre-commencement condition. The programming of the development 
must be agreed before development commences. 

6. Notwithstanding any description of materials in the application no development shall 
take place within Phase 1 until samples or full details of materials to be used 
externally on the buildings within Phase 1 have been submitted to and approved in 
writing by the Local Planning Authority. Such details shall include the type, colour 
and texture of the materials. Only the materials so approved shall be used, in 
accordance with any terms of such approval.
Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity and to protect the character and appearance of the Rochdale Town Centre 
Conservation Area, in accordance with Core Strategy Policies P1, P2 and P3, saved 
UDP Policy BE/17, and the NPPF.

Reason for pre-commencement condition: To ensure satisfactory details appropriate 
to a key gateway and regeneration sites, and which do not harm the heritage assets.

7. Notwithstanding any description of materials in the application no development shall 
take place within Phase 1 until samples or full details of materials to be used for the 
construction of new and altered public highway and publicly accessible spaces within 
Phase 1 have been submitted to and approved in writing by the Local Planning 
Authority. Such details shall include the type, colour and texture of the materials. 
Only the materials so approved shall be used, in accordance with any terms of such 
approval.



Reason: In order to ensure a satisfactory appearance in the interests of visual 
amenity and public safety, in accordance with Core Strategy Policies P1 and P3, and 
the NPPF.

Reason for pre-commencement condition: To ensure satisfactory details which will 
enhance a key gateway and regeneration site.

8. No development hereby permitted within Phase 1 shall take place until an 
investigation and risk assessment has been submitted to and approved in writing by 
the Local Planning Authority. The assessment shall investigate the nature and extent 
of any contamination on the site (whether or not it originates on the site) within 
Phase 1. The assessment shall be undertaken by competent persons and a written 
report of the findings submitted to and approved in writing by the Local Planning 
Authority before any development takes place within Phase 1. The submitted report 
shall include:
i) a survey of the extent, scale and nature of contamination, which shall identify all 
previous uses, potential contaminants associated with those uses and a conceptual 
model of the site indicating sources, pathways and receptors and potentially 
unacceptable risks arising from contamination at the site;

ii) an assessment of the potential risks to:

- human health,

- property (existing or proposed) including buildings, crops, livestock, pets, 
woodland, and service lines and pipes,

- adjoining land,

- groundwaters and surface waters, including controlled waters,

- ecological systems,

- archaeological sites and ancient monuments;

iii) where unacceptable risks are identified, an appraisal of remedial options and 
proposal of the preferred option(s) to form a remediation strategy for the site.

iv) proposal for monitoring of groundwater levels during ground investigation works in 
line with the recommendation of the hereby approved Flood Risk Assessment & 
Drainage Strategy by Curtins dated 15th February 2017 (re: MA1328/FRA revision 
06)

The development within Phase 1 shall thereafter be carried out in full accordance 
with the duly approved remediation strategy and a verification report submitted to 
and approved in writing by the Local Planning Authority before any of the buildings 
hereby approved are first used within Phase 1. 

If, during development, contamination not previously identified is found to be present 
at the site then no further development shall be carried out until the developer has 
submitted a remediation strategy to the local planning authority detailing how this 
unsuspected contamination shall be dealt with and this shall be approved in writing 
by the local planning authority. The remediation shall thereafter be carried out in 
accordance with the approved strategy.



Reason: To ensure protection of controlled waters and to prevent pollution of the 
water environment and to ensure the safe development of the site in the interests of 
the amenity of future occupiers in accordance with Core Strategy Policy G9, saved 
UDP Policy EM/8, and the NPPF.

Reason for pre-commencement condition: To ensure contamination is appropriately 
identified and a strategy is in place before works commence on site to prevent 
pollution of the water environment and to ensure the safe development of the site in 
the interests of the amenity of future occupiers. 

9. No development hereby permitted shall take place within Phase 1 until a programme 
of archaeological works pertaining to Phase 1 has been undertaken in accordance 
with a Written Scheme of Investigation (WSI) submitted to, and approved in writing 
by, the local planning authority. The WSI shall cover the following:
1. A phased programme and methodology of investigation and recording to 
include:

- archaeological evaluation

- informed by the above, more detailed targeted excavation (subject of a new 
WSI if required)

2. A programme for post investigation assessment to include:

- analysis of the site investigation records and finds

- production of a final report on the significance of the archaeological and 
historical interest represented.

3. Dissemination and publication of the results commensurate with their 
significance.

4. A scheme to commemorate the site’s heritage.

5. Provision for archive deposition of the report and records of the site 
investigation.

6. Nomination of a competent person or persons/organisation to undertake the 
works set out within the approved WSI.

Reason: To record and advance understanding of heritage assets impacted on by 
the development and to make information about the archaeological heritage interest 
publicly accessible in accordance with the requirements of Core Strategy Policy P2 
and the NPPF.

Reason for pre-commencement condition: To ensure the opportunity for 
archaeological investigation is undertaken as part of pre-commencement works on 
site in the public interests of recording and advancing understanding of the 
archaeological heritage of the site.

10. No development hereby permitted within Phase 1 shall take place until a detailed foul 
and surface water drainage scheme, has submitted to and approved in writing by the 
Local Planning Authority. For the avoidance of doubt the scheme shall accord with 
the Non-Statutory Technical Standards for Sustainable Drainage Systems (March 



2015) or any subsequent replacement national standards, unless otherwise agreed 
in writing by the Local Planning Authority, and the scheme shall be based upon the 
following:

i. No surface water shall discharge to the public combined sewerage system 
either directly or indirectly;

ii. Mitigation measures set out in Section 6.3.1 to 6.3.10 of the hereby approved 
Flood Risk Assessment & Drainage Strategy by Curtins dated 15th February 
2017 (ref: MA1328/FRA revision 06)

iii. Indicative Drainage Layout (MA1328-70-00-04 dated 27/10/2016) prepared 
by Curtins; and, 

iv. Proposed Catchment Plan (MA1328-70-00-03 dated 27/10/2016) prepared by 
Curtins.

The development within Phase 1 shall be completed, maintained and managed in 
accordance with the approved scheme.

Reason: To ensure the appropriate disposal of foul and surface waters and to 
manage the risk of flooding and pollution in accordance Core Strategy Policy G8, 
saved UDP policies EM7 and EM/8, the NPPF, and as required by United Utilities.

Reason for pre-commencement condition: Drainage is an early activity in the 
construction process and it is in the interest of all stakeholders to ensure that an 
acceptable scheme is agreed before development commences on site.

11. No development hereby permitted within Phase 1 shall commence until details of the 
existing and proposed ground levels and finished floor levels have been submitted to 
and approved in writing by the local planning authority. The scheme within Phase 1 
shall be constructed and completed in accordance with the approved details.

Reason: To ensure that the development is subject to minimum risk of flooding in 
accordance with Core Strategy Policy G8 and saved UDP Policy EM/7, the NPPF, 
and as required by the Environment Agency.

Reason for pre-commencement: Setting of finished floor levels is an early activity in 
the construction process and it is in the interest of all stakeholders to ensure that 
levels are appropriately set and agreed before development commences on site.

12. No development hereby permitted within Phase 1 shall commence until such time a 
scheme to identify and provide escapes routes into and out of the development to an 
appropriate safe haven has been submitted to and approved in writing by the Local 
Planning Authority. The development within Phase 1 shall be completed and 
maintained in accordance with the approved scheme.

Reason: To ensure safe access and egress from and to the site in accordance with 
Core Strategy Policy G8 and saved UDP Policy EM8, the NPPF, and as required by 
the Environment Agency.

Reason for pre-commencement: Identification of escape routes must be incorporated 
into the design and must be agreed before development commences on site.



13. No development hereby permitted within Phase 1 shall take place until a 
Construction Method Statement has been submitted to and approved in writing by 
the local planning authority. The approved Statement shall be adhered to throughout 
the demolition and construction period of development within Phase 1. The 
Construction Method Statement shall provide for:

i. hours for site preparation, demolition works, delivery of materials and 
construction;

ii. the parking of vehicles of site operatives and visitors;

iii. loading and unloading of plant and materials;

iv. storage of plant and materials used in constructing the development;

v. the design, erection and maintenance of security hoarding;

vi. method of prevention of mud being carried onto the highway, including wheel 
washing facilities;

vii. measures to control the emission of dust and dirt during construction;

viii. measures to control construction noise emissions;

ix. a scheme for recycling/disposing of waste resulting from construction works;

x. an implementation programme;

xi. identification of a permanent on-site contact and/or traffic manager as main 
point for all enquiries or issues arising from construction activities;

xii. details of location of any site compound(s);

xiii. there shall be no burning of materials on-site during construction of the 
development without prior, written approval of the local planning authority;

xiv. a scheme for habitat protection in line with recommendations set out in the 
hereby approved Ecological Appraisal, April 2016 (Verity Webster), 
paragraphs 9.2.1 and 9.3.1;

xv. agree a safe method of working next to Metrolink.

Reason: In order to ensure that appropriate measures are put in place to limit noise, 
nuisance and disturbance to the adjacent premises and users during the construction 
of the development in accordance with the requirements of Core Strategy Policy G9, 
and the National Planning Policy Framework.

Reason for pre-commencement condition: As the proposals include site clearance, 
demolition works, ground works and engineering works an understanding will 
therefore be necessary of what measures will be put in place to protect the amenity 
of adjacent premises and users, prior to commencement of any works taking place.

14. No development hereby approved within Phase 1 shall commence until details of a 
Training and Employment Management Plan, has been submitted to and approved in 
writing by the Local Planning Authority. The plan will set out measures to promote 



training and employment opportunities during construction and operational stages of 
the development within Phase 1 and shall include:

i. Identification of local employment and training agencies, and measures to 
ensure appointed contractors work directly with the identified agencies;

ii. Set targets for employment of local labour;

iii. Set targets for work experience opportunities;

iv. Set measures to provide training opportunities in respect of any new jobs 
created; and,

v. Requirements to submit monitoring information on the plan, targets and 
measures at pre-agreed, regular intervals to the local planning authority.

The development shall be carried out in accordance with the agreed plan and any 
amendments to the plan shall be agreed in writing with the local planning authority.

Reason: In the interests of promoting economic and training opportunities in 
accordance with Core Strategy Policy E3 and the NPPF.

Reason for pre-commencement condition: To ensure an acceptable Training and 
Employment Management Plan is agreed before the development commences.

15. No development shall commence within Phase 1 until an Energy Strategy has been 
submitted to, and approved in writing by, the Local Planning Authority that sets out 
how the development complies with Building Regulations Approved Document Part 
L2A 2013 (as amended, revoked or re-enacted) Criterion 1 ‘Achieving the Target 
Emissions Rate (TER)’, and with Criterion 3 ‘Limiting the Effects of Heat Gains in 
Summer’, in accordance with the principles set out in the hereby approved Energy 
and Sustainability Report prepared by Hannan Associates (ref.: 160929_3458 dated 
29th September 2016). The development within Phase 1 shall be carried out in 
accordance with the approved strategy.

Reason: In the interests of reducing energy consumption to support sustainable 
development objectives in accordance with Core Strategy Policy G9, and the NPPF.

Reason for pre-commencement development: To demonstrate the proposed shell 
and core buildings are capable of supporting future tenant fit out to meet the 
assessed criteria to Building Regulations Part L2A 2013 and is necessary in the 
interest of all stakeholders to agree prior to commencement of development.

Pre-above ground works commencement conditions:

16. No above ground works hereby permitted shall commence within Phase 1 until a 
detailed Landscape Management Scheme based on hereby approved drawing 
PL1589-P-001 Landscape Masterplan, and the Landscape Statement prepared by 
Planit-ie (dated November 2016), and compliant with the hereby approved 
Landscape Management and Maintenance Plan prepared by Plant-ie (dated August 
2016), has been submitted to and approved in writing by the local planning authority. 
The scheme shall include:



i. full details of trees and shrubs to be planted, green infrastructure, living walls 
and other planted areas;

ii. details of how proposed trees, shrubs and other planted areas will enhance 
habitats for invertebrates, birds and native species as recommended in the 
hereby approved Ecological Appraisal, April 2016 (Verity Webster), 
paragraphs 9.4.1 to 9.4.9;

iii. full details of boundary and surface treatments;

iv. full details of proposed seating, lighting structures, public art, water features, 
bollards, bins, cycle racks, grilles, other associated street furniture and 
amenity features; and,

v. details for the future maintenance of the landscaping.

The development within Phase 1 shall be implemented and maintained thereafter in 
accordance with the approved scheme and the hereby approved Landscape 
Management and Maintenance Plan.

Reason: To ensure provision of an acceptable standard of public realm in 
accordance with Core Strategy Policies SP3/R, P1 and G6 and the NPPF.

17. No part of the hereby approved development within Phase 1 shall be first brought 
into use until a scheme for the delivery of optimised signalisation at the junction of 
Townhead designed in concert with the implementation of the hereby approved 
junction works at the new access road and John Street, and Smith Street and John 
Street, has been submitted to and approved in writing by, the Local Planning 
Authority, in consultation with Transport for Greater Manchester (or any successor 
body). The development shall be implemented in accordance with the approved 
scheme, and prior to any of the uses within Phase 1 hereby approved coming into 
use.
Reason: In the interests of highway safety and the efficient operation of the highway 
network, in accordance with Core Strategy Policy T2 and P3 and the NPPF.

18. No works within Phase 1 in connection with the new access road shall take place 
until a scheme for the design, construction and drainage of the new access road 
(including its footways) shown on drawing no. E1134D10010P1, has been submitted 
to and approved in writing by the Local Planning Authority. The duly approved 
scheme shall be implemented before any of the uses within Phase 1 hereby 
approved are first brought into use. 

Reason: To ensure a satisfactory standard of engineering works and surface 
treatment in order to achieve appropriate provision for vehicle access, circulation and 
manoeuvring in accordance with the requirements of Core Strategy Policies T2 and 
P3 and the NPPF.

19. No works within Phase 1 in connection with the junction of the new access road and 
its junction with John Street shall take place until a scheme for the design, 
construction and drainage of the junction of the new access road and John Street as 
shown on drawing no. E1134D10010P1, has been submitted to and approved in 
writing by the Local Planning Authority. The duly approved scheme shall be 
implemented before any of the uses hereby approved are first brought into use.



Reason: To ensure a satisfactory standard of engineering works and in the interest 
of highway safety, in accordance with the requirements of Core Strategy Policies T2 
and P3 and the NPPF.

Construction compliance conditions during Phase 1 

20. Foul and surface water within Phase 1 shall be drained on separate systems. 
Reason: To secure proper drainage and to manage the risk of flooding and pollution 
in accordance with Core Strategy Policy G8, the NPPF, and as required by United 
Utilities.

21. The development within Phase 1 shall be undertaken in accordance with the hereby 
approved Flood Risk Assessment & Drainage Strategy (FRA) by Curtins dated 15th 
February 2017 (ref: MA1328/FRA revision 06) and the following mitigation measures 
detailed within the FRA, in consultation with the Environment Agency:

i. flood mitigation measures as detailed in Section 5.0 of the FRA; and,

ii. the ground levels of development areas and finished floor levels shall be no 
lower than levels as stated in Table 7, Section 5.1 of the FRA.

Reason: To ensure the development meets the requirements of the Core Strategy 
Policy G8, saved UDP Policy EM/7 and the NPPF, and as required by the 
Environment Agency.

22. No fixed plant or machinery in Phase 1 shall be operated until measures have been 
implemented in accordance with a scheme first submitted to and approved in writing 
by the Local Planning Authority relevant to the Block identified on Plan 
E1134D10100P1, to prevent air-borne noise from the operation of such fixed plant 
and machinery from that Block adversely affecting neighbouring residential 
properties, including existing and, where known, future residential properties. The 
applicant shall submit a scheme to demonstrate that the cumulative noise from all 
such plant and machinery will obtain a daytime (07:00 hours to 23:00 hours) LAeq 1 
hours no greater than 48 dB (free field) and a night time (23:00 hours to 07:00 hours) 
LAeq 15 mins no greater than 46 dB (free field) as calculated or measured at one 
metre from the façade of any residential dwelling.

Reason: To safeguard the amenity of area and of neighbouring residents in 
accordance with Core Strategy Policy G9 and the NPPF.

23. The hereby approved cinema unit within Phase 1 shall be constructed such that 
sound insulation of walls and roof of the auditoria limits noise breakout from the 
auditoria to LAMAX equal to the background noise level, LA90, of 46dB as measured 
outside any residential dwelling in accordance with the hereby approved 
Environmental Noise Impact Assessment prepared by Sharps Redmore 
(1616038/Rev2 dated 17/11/2016.

Reason: To safeguard the amenity of the area and of other commercial uses and 
neighbouring residents in accordance with Core Strategy Policy G9 of the NPPF. 

24. The new planting within Phase 1  approved pursuant to Condition 15 of this 
permission shall be carried out during the planting season, October to March 
inclusive, in accordance with the British Standard BS 4428 (1989), (as amended, 



revoked or re-enacted), no later than 12 months following completion of the 
development. Any plants or trees within Phase 1 found damaged, dead or dying in 
the first five years following planting are to be duly replaced and thereafter retained.

Reason: To ensure a satisfactory standard of public realm in accordance with Core 
Strategy Policies P1 and G6, and the NPPF.

25. No clearance of trees and shrubs and no demolition within Phase 1 shall take place 
during the bird nesting season, March to September inclusive, unless a suitably 
qualified ecologist has surveyed to determine the presence or absence of nesting 
birds prior to any vegetation works or clearance, and said ecological survey has 
been submitted to and approved in writing by the local planning authority. If any bird 
nests are present a method statement that sets how the nest is protected until young 
have fledged shall be submitted to and approved in writing by the local planning 
authority. The duly approved method statement shall be implemented in full 
accordance with the details, recommendations and timescale contained therein.
Reason: In order to prevent any habitat disturbance to nesting birds in accordance 
with Core Strategy Policy G7 and the NPPF.

26. The development shall be undertaken in accordance with the principles set out in the 
hereby approved Waste Management Strategy (DPP 2118ma/R004m, November 
2017) and each block / unit shall be provided with access to the proposed waste and 
recycling facilities in accordance with the general layout arrangements on hereby 
approved drawing E1134-D10100-P1 Proposed Ground Floor Site Plan. Access to 
the waste and recycling facilities shall be retained thereafter.

Reason: To ensure waste storage and management is provided to meet the needs of 
future occupiers and uses in accordance with Core Strategy Policy G11, the Greater 
Manchester Joint Waste DPD (20112), the NPPF, and the National Planning Policy 
for Waste (2014).

27. The development within Phase 1 shall be undertaken in accordance with a detailed 
external lighting scheme which shall have been submitted to and approved in writing 
by the local planning authority. The scheme shall provide details of all external 
lighting of Phase 1 including lighting of new public realm, streets, decorative or 
feature lighting of buildings (but excluding shopfronts, signage and advertisements), 
service yards, car parking areas and security lighting. No building within Phase 1 
shall be first used until the approved external lighting scheme has been installed and 
is operational, and the external lighting scheme shall be maintained thereafter.

Reason: In the interests of visual amenity and public safety, to ensure satisfactory 
details which do not harm heritage assets, in accordance with Core Strategy Policies 
P1, P2, P3 and DM1, and the NPPF.

28. No retail or food and drink unit(s) in Phase 1 shall be first occupied until details of the 
shopfront design of that unit(s) has/have been submitted to and approved in writing 
by the local planning authority, and that the approved shopfront(s) is/are installed 
and operational. The shopfront(s) shall be designed in accordance with the hereby 
approved Shopfront Design Guide (SDG) prepared by TP Bennett 



(E1134RE10101P1 dated 14 November 2016) and the submitted details shall 
include the following:
i. demonstration of conformity of signage to general principles – Section 3.2 of 

the SDG

ii. demonstration of primary signage conformity to Section 3.3 of the SDG

iii. demonstration of secondary signage conformity to Section 3.4 of the SDG

iv. proposed signage materials

v. any externally or internally illumination of signage

The installed shopfront(s) within Phase 1 shall be retained and maintained thereafter.

Reason: In the interest of visual amenity in accordance with Core Strategy Policies 
P1, P3 and DM1, and the NPPF.

29. The development within Phase 1 shall be undertaken in accordance with the 
recommendations of the hereby approved Crime Impact Statement prepared by GM 
Policy (URN: 2016/0422/CIS/01 – Version B dated 15/8/2016) and requirements set 
out for physical security in Section 4.0 and management and maintenance in Section 
5.0.

Reason: For the avoidance of doubt and in the interests of public safety and security 
in accordance with Core Strategy Policy P3, and the NPPF.

30. No commercial unit within Phase 1 shall be first occupied until a detailed Travel Plan 
(DTP) has been submitted to and approved in writing by the local planning authority 
in consultation with Highways England. The approved DTP shall be submitted in 
accordance with the hereby approved Travel Plan Framework prepared by Crowd 
Dynamics (PCD-1016EN-RP dated November 2016), Section 4.0 Roles and 
Responsibilities, and shall be implemented not later than 6 months following the first 
use of the said commercial unit hereby approved, and shall provide for / include the 
following:
i. relevant information about existing travel habits established 6 months’ post 

first use of the unit;

ii. details of the specific measures to be implemented to promote the use of 
sustainable modes of transport and details of ways in which these will be 
implemented;

iii. details of the means by which the DTP shall coordinate with the requirements 
of the Travel Plan Framework; and

iv. details of the means by which the DTP shall be reviewed.

Reason: To encourage sustainable transport measures for visitors and occupiers in 
accordance with policy T2 of the Core Strategy and the NPPF, and as requested by 
Highways England.

31. No building, or unit therein, within Phase 1 shall be first occupied until details of the 
proposed cycle parking have been submitted to and approved in writing by the local 



planning authority. The cycle parking shall be implemented in accordance with the 
approved details before occupation and maintained thereafter.

Reason: To provide adequate cycle parking provision in accordance with Core 
Strategy Policy T2, and the NPPF.

32. No building, or unit therein, within Phase 1 shall be first occupied unless the hereby 
approved car, cycle and motorcycle parking provision for Phase 1 has been 
completed and been made available for use. Such car, cycle and motorcycle spaces 
shall be retained and kept available for use thereafter.
Reason. To ensure that adequate provision for parking of vehicles, cycles and 
motorcycles is made in accordance with Core Strategy T2 and the NPPF.

33. No building, or unit therein, within Phase 1 shall be first occupied for retail purposes 
(Use Class A1) until the land at Phase 2, as defined on hereby approved drawing 
E1134D16000P1 Phase 2 Boundary Plan, has been laid out and made available for 
temporary car parking use, in accordance with details that shall have been submitted 
to and approved in writing by the local planning authority. The details shall include 
the following:
i. layout for no more than 173 car parking spaces, to include a minimum of 10 

spaces for disabled drivers, and 6 parent and child spaces;

ii. details of access, egress and internal vehicle circulation;

iii. details of temporary landscaping and lighting; and,

iv. details of management and maintenance.

The temporary car park use shall be retained, managed and maintained in 
accordance with approved details thereafter until such time full redevelopment 
proposals for Phase 2 are brought forward and implemented.

Reason: To ensure acceptable estate management before redevelopment of Phase 
2 and to provide temporary car parking to benefit of town centre users in accordance 
with Core Strategy Policy T2 and Appendix 5 Schedule of Parking Standards, the 
Rochdale Town Centre East Area Development Framework, and the NPPF.

34. Prior to the occupation of any unit(s) within Phase 1 for use within, or having ancillary 
activities including such uses within, Use Classes A3 and A4, a scheme for the use 
of air extraction equipment and specifications of the equipment, including measure to 
alleviate noise, vibration, fumes, odours, (and incorporating active carbon filters, 
silencers and anti-vibration mountings where necessary), in accordance with 
principles set out in hereby approved Retail Units Kitchen Ventilation Strategy 
prepared by Hannans (3458/H8-20161111 Rev 1), shall be submitted to and 
approved in writing by the local planning authority. The equipment shall be 
implemented in accordance with the approved details before occupation and 
maintained thereafter in good working order.

Reason: To safeguard the amenity of the area and of neighbouring residents in 
accordance with Core Strategy PolicyG9, and the NPPF.

35. The development within Phase 1 shall be undertaken in accordance with a detailed 
pedestrian signage strategy which shall have been submitted to and approved in 



writing by the local planning authority. No building within Phase 1 shall be first 
brought into use until the approved pedestrian signage strategy has been installed, 
and it shall be maintained thereafter.

Reason. In the interest of providing satisfactory access arrangements for 
pedestrians, in accordance with Core Strategy Policies E1/R and P3 and the NPPF.

36. The service yard and its access off Constantine Road in the southern block within 
Phase 1 shall not be brought into first use until a servicing strategy and management 
plan for the use of the loading bay within the southern block has been submitted to 
and approved in writing by the Local Planning Authority. The development shall 
thereafter be implemented in accordance with the approved strategy and retained 
thereafter.

Reason: In the interest of highway safety, in accordance with Core Strategy Policy 
T2 and P3 and the NPPF.

Informatives

Advertisement consent may be required – in line Shopfront Design Guide

The applicant’s attention is drawn to the letter received from the Environment Agency 
dated 8th March 2017.

This development may require a permit under the Environmental Permitting (England 
and Wales) Regulations 2016 from the Environment Agency for any proposed works 
or structures, in, under, over or within eight metres of the culverted River Roch 
which, is designated a ‘main river’. This was formerly called a Flood Defence 
Consent. Some activities are also now excluded or exempt. A permit is separate to 
and in addition to any planning permission granted. Further details and guidance are 
available on the GOV.UK website: https://www.gov.uk/guidance/flood-risk-activities-
environmental-permits 

Part B Outline Permission

1. Application for approval of the reserved matters shall be made to the local planning 
authority before the expiration of five years from the date of this permission and the 
development shall be begun not later than the expiration of two years from the final 
approval of the reserved matters, or in the case of approval on different dates, the final 
approval of the last such matter to be approved.

Reason: To be imposed pursuant to Section 92 of the Town & Country Planning Act 
1990 for those parts of the application submitted for outline permission only, and that the 
time period reflects the separated, phased development programme.

2. No development with Phase 2 shall be commenced on any part of the development for 
which outline permission has been hereby granted until full details of the following 
reserved matters, in respect of that phase within the development, have been submitted 
to and approved in writing by the local planning authority:

i. Access;



ii. Appearance;

iii. Landscaping;

iv. Layout; and,

v. Scale

Reason: The application is submitted for outline permission only and these matters were 
reserved by the applicant for subsequent approval.

3. No application for reserved matters for any part of the development site for which outline 
permission has been hereby granted shall be submitted until details of phasing and 
delivery of the development has been submitted to and approved in writing by the local 
planning authority. The development shall be brought forward in accordance with the 
approved phasing and delivery details.

Reason: The application is submitted for outline permission, to ensure a satisfactory 
development of the site in a phased manner, and because only and phasing details were 
not submitted as part of the application.

4. Any development within Phase 2 as shown on hereby approved Phase 2 Boundary Plan, 
drawing E1134D16000P1, shall be brought forward for reserved matters in accordance 
with the hereby approved Development Schedule (Version 10, November 2016) and the 
following parameters:
i. The approved uses shall be for residential, office, hotel, retail, food & drink, leisure, 

car parking, public realm and open space, and ancillary uses;

ii. Maximum new gross floorspace shall be 22,480 m2

iii. Maximum gross retail use (Class A1) floorspace shall be 1,000 m2 and shall be 
located on ground floor including mezzanine level, and first floor of Block B1 only;

iv. Maximum gross commercial, financial and professional uses (Class A2) floorspace 
shall be 1,000 m2 and shall be located on ground floor including mezzanine level, 
and first floor of Block B1 only;

v. Maximum gross food and drink uses (Classes A3 and A4) floorspace shall be 1,000 
m2 and shall be located on ground floor including mezzanine level, and first floor of 
Block B1 only;

vi. Maximum hot food take away use (Class A5) floorpsace shall be 250 m2 and shall 
be located on ground floor level only;

vii. Maximum gross office use (Class B1) floorspace shall be 3,000 m2;

viii. Maximum gross hotel use (Class C1) floorspace, including ancillary uses to the hotel 
operation, shall be 4,860 m2, and shall not exceed 120 hotel bedroom 
accommodation for guests;

ix. Maximum gross residential (Class C3) floorspace shall be 8,000 m2 and shall not 
exceed 100 residential units;



x. Maximum gross doctors’ surgery, medical practice, crèche, day nursery, gallery or 
museum uses (Class D1) floorspace shall be 500 m2 and shall be located on ground 
floor including mezzanine level, and first floor of Block B1 only;

xi. Maximum number of parking spaces shall be 202 spaces formed within surface, 
undercroft and deck arrangements;

xii. Maximum height of any building shall be 6 storeys (not higher than 24.1 metres 
excluding allowance for deck);

xiii. Maximum footprint of all new buildings a deck level shall not exceed 3,880 m2;

xiv.Maximum footprint of the undercroft parking level shall not exceed 5,930 m2; and,

xv. No more than four buildings shall be formed within the development phase above the 
deck level.

Reason: To ensure an appropriate mixed use development in accordance with Core 
Strategy Policies SP3/R and E1/R, saved UDP Policies R/4 and R/4(e), the Rochdale 
Town Centre East Area Framework SPD, the Rochdale Town Centre East Area 
Development Framework Core Strategy Policies, and to ensure the development 
accords with the scheme that was subject to environmental impact assessment.

5. No development within Phase 2 shall take place until a programme of phasing for 
implementation of the development within Phase 2 has been agreed in writing by the 
Local Planning Authority. Any amendment to the approved phasing programme must be 
first agreed in writing by the Local Planning Authority. 
Reason: To ensure satisfactory comprehensive development and proper planning of the 
area. 

Reason:  To ensure the phasing of the development is agreed before the development 
commences

Details required for submission with any reserved matters application

6. Any application for approval of reserved matters for any phase of plot within Phase 2 of 
the development site for which outline permission has been hereby granted shall be 
accompanied by the following information for approval in writing by the local planning 
authority:
i. Floorplans for each level of any building including basement and mezzanine levels, 

and roof plan;

ii. Cross-sections in two planes for any building including basement levels;

iii. Details of finished floor levels;

iv. Details of total gross floorspace for any buildings, and gross floorspace for separate 
units or uses within;

v. Floorplans to demarcate different unit/uses formed within any building;

vi. Access and movement strategy for ingress and egress for pedestrians and vehicles 
for any building;

vii. Details of parking and servicing arrangements for any building or use(s) therein;



viii. Details of internal circulation for buildings and units formed within, including 
emergency access;

ix. Details of on-site waste management relevant to any building or use(s) therein, 
including waste recycling;

x. Elevations for all sides of buildings erected;

xi. Details of shopfronts and location for signage;

xii. Signage strategy for each building to inform future advertisement consent 
applications;

xiii. Details of external lighting;

xiv.Details and arrangement of any required external plant, extract ventilation and flues, 
including details specifications of proposed plant;

xv. Landscaping plan for all public and private areas prepared in accordance with a 
Landscape Management Scheme; and,

xvi.A Heritage Impact Assessment.

The development of any phase or plot shall be carried out in accordance with the 
approved details.

Reason: For the avoidance of doubt and to ensure satisfactory standards of access, 
appearance, landscaping, layout and scale are achieved in accordance with Core 
Strategy Policies SP3/R and E1/R, saved UDP Policies R/4 and R/4(e), the Rochdale 
Town Centre East Area Framework SPD, the Rochdale Town Centre East Area 
Development Framework, and the NPPF.

7. Any application for the approval of reserved matters for any phase or plot within Phase 2 
shall be accompanied by a Landscape Management Scheme for the relevant phase or 
plot within the development site covering all landscaped areas including associated 
public realm improvements, which shall be submitted to and approved in writing by the 
local planning authority. Such a scheme shall include:

i. Full details of trees and shrubs to be planted, green infrastructure, living walls and 
other planted areas;

ii. Details of how proposed tree, shrubs and other planted areas will enhance habitats 
for invertebrates, birds and native species as recommended in the hereby approved 
Ecological Appraisal, April 2016 (Verity Webster), paragraphs 9.4.1 to 9.4.9, and any 
subsequent Ecological Appraisal Update pursuant to Condition 7;

iii. Full details of boundary and surface treatments; and,

iv. Full details of proposed seating, lighting structures, public art, water features, 
bollards, bins, cycle racks, grilles, other associated street furniture and amenity; and,

v. Details for the future maintenance of the landscaping.

The development shall be implemented and maintained thereafter in accordance with 
the approved scheme. 



Reason: To ensure provision of an acceptable standard of public realm in accordance 
with Core Strategy Policies SP3/R, P1 and G6, and the NPPF.

8. Any application for the approval of reserved matters for any phase or plot within Phase 2 
shall be accompanied by an Ecological Appraisal Update, which shall be submitted to 
and approved in writing by the local planning authority. The Ecological Appraisal Update 
shall provide relevant update to the surveys and findings of the hereby approved 
Ecological Appraisal, April 2016 prepared by Verity Webster, and shall provide 
recommendations for mitigation and enhancement measures to be incorporated into 
future development of Phase 2, which shall include details of any new habitat to be 
created on site, including any brown/green roof systems, bat roosts and nesting habitats, 
and native species planting which shall enhance wildlife.

Reason: To ensure the protection of wildlife and supporting habitat and to secure 
opportunities for the enhancement of the nature conservation value of the site in 
accordance with Core Strategy Policies G6 and G7 and the NPPF.

9. Any application for approval of reserved matters for any phase or plot shall within Phase 
2 be accompanied by an Energy and Sustainability Report that sets out how the 
building(s) of such phase or plot will attain requirements of Building Regulations Part 
L2A 2013 (as amended, revoked or re-enacted), which shall include consideration of 
measures for energy efficiency and incorporation of renewable energy technology, as 
set out in the Report which shall be submitted to and approved in writing by the local 
planning authority. The development shall be undertaken in accordance with the 
approved Report recommendations and details.

Reason: In the interests of reducing energy consumption to support sustainable 
development objectives in accordance with Core Strategy Policy G9, and the NPPF.

10. Any application for approval of reserved matters for any phase or plot within Phase 2 
shall be accompanied by a Heritage Impact Assessment to demonstrate how matters of 
heritage importance have been considered in the preparation of the detailed design for 
that phase or plot. Development of that phase or plot shall be carried out in accordance 
with the approved Heritage Impact Assessment.

Reason: To ensure that matters of heritage importance are appropriately considered in 
accordance with Core Strategy Policies P1, P2 and P3, saved UDP Policy BE/17, and 
the NPPF.

11. Any application for approval of reserved matters for any phase or plot within Phase 2 
shall be accompanied by details of waste management / servicing arrangements, 
servicing access and movements for that phase of plot and for units created therein, 
which shall be submitted to and approved in writing by the local planning authority. For 
avoidance of doubt the details shall include details of provision of bin storage, recycling 
facilities, separation of hazardous and non-hazardous wastes, bulky waste storage and 
hours of servicing for non-residential uses/units.

Reason: To ensure waste storage and management is provided to meet the needs of 
future occupiers and uses in accordance with Core Strategy Policy G11, the Greater 
Manchester Joint Waste DPD (2011), the NPPF, and the National Planning Policy for 
Waste (2014).



12. Any application for approval of reserved matters for any phase or plot within Phase 2 
shall be accompanied by a Crime Impact Statement (CIS) which shall examine all 
aspects of site security including layout, physical security, management, maintenance 
and construction for that phase or plot, which shall be approved in writing by the local 
planning authority. The development shall be undertaken in accordance with the 
recommendations of the approved CIS for that phase or plot and shall be retained 
thereafter.

Reason: For the avoidance of doubt and in the interests of public safety and security in 
accordance with Core Strategy Policy P3, and the NPPF.

Pre-commencement conditions

13. No development of any phase or plot within Phase 2 shall take place until samples or full 
details of materials to be used externally on the buildings for that phase or plot have 
been submitted to and approved in writing by the Local Planning Authority. Such details 
shall include the type, colour and texture of the materials. Only the materials so 
approved shall be used, in accordance with any terms of such approval.
Reason: In order to ensure a satisfactory appearance in the interests of visual amenity 
and to protect the character and appearance of the Rochdale Town Centre Conservation 
Area, in accordance with Core Strategy Policies P1, P2 and P3, saved UDP Policy 
BE/17, and the NPPF.

Reason for pre-commencement condition: To ensure satisfactory details for that phase 
or plot appropriate to a key gateway and regeneration sites, and which do not harm the 
heritage assets.

14. No development shall take place of any phase or plot within Phase 2 until samples or full 
details of materials to be used for the construction of new and altered public highway 
and publicly accessible spaces for that phase or plot have been submitted to and 
approved in writing by the Local Planning Authority. Such details shall include the type, 
colour and texture of the materials. Only the materials so approved shall be used, in 
accordance with any terms of such approval.
Reason: In order to ensure a satisfactory appearance in the interests of visual amenity 
and public safety, in accordance with Core Strategy Policies P1 and P3, and the NPPF.

Reason for pre-commencement condition: To ensure satisfactory details for that phase 
or plot which will enhance a key regeneration site.

15. No development of any phase or plot within Phase 2 shall take place until an 
investigation and risk assessment for that phase or plot within Phase 2 has been 
submitted to and approved in writing by the Local Planning Authority. The assessment 
shall investigate the nature and extent of any contamination on the site (whether or not it 
originates on the site). The assessment shall be undertaken by competent persons and 
a written report of the findings submitted to and approved in writing by the Local 
Planning Authority before any development takes place. The submitted report shall 
include:
i) a survey of the extent, scale and nature of contamination, which shall identify all 
previous uses, potential contaminants associated with those uses and a conceptual 
model of the site indicating sources, pathways and receptors and potentially 
unacceptable risks arising from contamination at the site;



ii) an assessment of the potential risks to:

- human health,

- property (existing or proposed) including buildings, crops, livestock, pets, woodland, 
and service lines and pipes,

- adjoining land,

- groundwaters and surface waters, including controlled waters,

- ecological systems,

- archaeological sites and ancient monuments;

iii) where unacceptable risks are identified, an appraisal of remedial options and 
proposal of the preferred option(s) to form a remediation strategy for the site.

iv) proposal for monitoring of groundwater levels during ground investigation works in 
line with the recommendation of the hereby approved Flood Risk Assessment & 
Drainage Strategy by Curtins dated 15th February 2017 (re: MA1328/FRA revision 06)

The development of the relevant phase or plot within Phase 2 shall thereafter be carried 
out in full accordance with the duly approved remediation strategy and a verification 
report submitted to and approved in writing by the Local Planning Authority before any of 
the residential or non-residential uses within the relevant phase or plot of Phase 2 
hereby approved are first occupied. 

If, during development, contamination not previously identified is found to be present at 
the site then no further development shall be carried out until the developer has 
submitted a remediation strategy to the local planning authority detailing how this 
unsuspected contamination shall be dealt with and this shall be approved in writing by 
the local planning authority.  The remediation shall thereafter be carried out in 
accordance with the approved strategy.

Reason: To prevent pollution of the water environment and to ensure the safe 
development of the site in the interests of the amenity of future occupiers in accordance 
with Core Strategy Policy G9, saved UDP Policy EM/8, and the National Planning Policy 
Framework.

Reason for pre-commencement condition: To ensure contamination is appropriately 
identified for that phase or plot and a strategy is in place before works commence on site 
for the protection of controlled waters and to prevent pollution of the water environment 
and to ensure the safe development of the site in the interests of the amenity of future 
occupiers.   

16. No development of any phase or plot within Phase 2 shall take place until a programme 
of archaeological works for that phase or plot has been undertaken in accordance with a 
Written Scheme of Investigation (WSI) submitted to, and approved in writing by, the local 
planning authority. The WSI shall cover the following:

1. A phased programme and methodology of investigation and recording to include:

- archaeological evaluation



- informed by the above, more detailed targeted excavation (subject of a new WSI if 
required)

2. A programme for post investigation assessment to include:

- analysis of the site investigation records and finds

- production of a final report on the significance of the archaeological and historical 
interest represented.

3. Dissemination and publication of the results commensurate with their significance.

4. A scheme to commemorate the site’s heritage.

5. Provision for archive deposition of the report and records of the site investigation.

6. Nomination of a competent person or persons/organisation to undertake the works 
set out within the approved WSI.

Reason: To record and advance understanding of heritage assets impacted on by the 
development and to make information about the archaeological heritage interest publicly 
accessible in accordance with the requirements of Core Strategy Policy P2 and the 
NPPF.

Reason for pre-commencement condition: To ensure the opportunity for archaeological 
investigation for that phase or plot is undertaken as part of pre-commencement works on 
site in the public interests of recording and advancing understanding of the 
archaeological heritage of the site.

17. No development of any phase or plot within Phase 2 shall take place until a detailed foul 
and surface water drainage scheme for that phase or plot, has submitted to and 
approved in writing by the Local Planning Authority. For the avoidance of doubt the 
scheme shall accord with the Non-Statutory Technical Standards for Sustainable 
Drainage Systems (March 2015) or any subsequent replacement national standards, 
unless otherwise agreed in writing by the Local Planning Authority, and the scheme shall 
be based upon the following:
i. No surface water shall discharge to the public combined sewerage system either 

directly or indirectly;

ii. Mitigation measures set out in Section 6.3.11 to 6.3.21 of the hereby approved Flood 
Risk Assessment & Drainage Strategy by Curtins dated 15th February 2017 (ref: 
MA1328/FRA revision 06)

iii. Indicative Drainage Layout (MA1328-70-00-04 dated 27/10/2016) prepared by 
Curtins; and, 

iv. Proposed Catchment Plan (MA1328-70-00-03 dated 27/10/2016) prepared by 
Curtins.

The development of the relevant phase or plot within Phase 2 shall be completed, 
maintained and managed in accordance with the approved scheme.

Reason: To ensure the appropriate disposal of foul and surface waters and to manage 
the risk of flooding and pollution in accordance Core Strategy Policy G8, saved UDP 
policies EM7 and EM/8, the NPPF, and as required by United Utilities.



Reason for pre-commencement condition: Drainage is an early activity in the 
construction process and it is in the interest of all stakeholders to ensure that an 
acceptable scheme is agreed for that phase or plot before development commences on 
site.

18. No development hereby permitted within Phase 2 shall take place until a Construction 
Method Statement for the relevant phase or plot within Phase 2 has been submitted to 
and approved in writing by the local planning authority. The approved Statement hall be 
adhered to throughout the demolition and construction period of development. The 
Construction Method Statement shall provide for:
i. hours for site preparation, demolition works, delivery of materials and construction;

ii. the parking of vehicles of site operatives and visitors;

iii. loading and unloading of plant and materials;

iv. storage of plant and materials used in constructing the development;

v. the design, erection and maintenance of security hoarding;

vi. method of prevention of mud being carried onto the highway, including wheel 
washing facilities;

vii. measures to control the emission of dust and dirt during construction;

viii. measures to control construction noise emissions;

ix. a scheme for recycling/disposing of waste resulting from construction works;

x. an implementation programme;

xi. identification of a permanent on-site contact and/or traffic manager as main point for 
all enquiries or issues arising from construction activities;

xii. details of location of any site compound(s);

xiii. there shall be no burning of materials on-site during construction of the development 
without prior, written approval of the local planning authority; and,

xiv. a scheme for habitat protection in line with recommendations set out in the hereby 
approved Ecological Appraisal, April 2016 (Verity Webster), paragraphs 9.2.1 and 
9.3.1.

Reason: In order to ensure that appropriate measures are put in place to limit noise, 
nuisance and disturbance to the adjacent premises and users during the construction of 
the development in accordance with the requirements of Core Strategy Policy G9, and 
the National Planning Policy Framework.

Reason for pre-commencement condition: As the development of a plot or phase will 
include site clearance, demolition works, ground works and engineering works an 
understanding will therefore be necessary for that phase or plot of what measures will be 
put in place to protect the amenity of adjacent premises and users, prior to 
commencement of any works taking place.



19. No development of any phase / plot within Phase 2 that includes residential units (Class 
C3 Use) shall commence until a scheme for protecting said residential units within the 
phase / plot from noise generated by traffic or external sources, has been submitted to 
and approved in writing by the local planning authority. The submitted scheme shall 
demonstrate that:
i. internal noise levels in bedrooms and living rooms post construction shall be no 

greater than 30 dB LAeq, 8hour (at night 23:00 to 07:00) and 35 dB LAeq, 18hour 
(during the day 07:00 to 23:00)

All works that form part of the scheme shall be completed before any part of the said 
residential use / units is occupied.

Reason: To ensure adequate protection of future residential occupiers from noise 
disturbance in accordance with Core Strategy Policy G9, and the NPPF.

Reason for pre-commencement condition: Design and provision of adequate protection 
for future residential occupiers is fundamental to good design practice and it is 
necessary to understand the performance of a future phase or plot prior to its 
construction.

20. No development of any phase / plot within Phase 2 that includes residential units (Class 
C3 Use) shall commence until details for sound insulation of the floor, walls and ceilings 
separating the said noise sensitive residential units from non-residential units / uses 
within that same phase / plot, has been submitted to and approved in writing by the local 
planning authority. The submitted scheme shall demonstrate that:
i. residential unit sound insulation achieves the basic requirement of Building 

Regulations Approved Document E with at least 5 dB enhancement, thus provided at 
least DnTw+Ctr 50 dB and where located above a residential unit no more than 
L’nTw 57 dB; and,

ii. additional mitigation measures are provided to contain commercial noise within 
commercial units / premises to achieve the ‘Good’ criteria of BS 8233:2014 within the 
residential units.

Approved details shall be implemented prior to any occupation of the residential 
development and shall be permanently retained thereafter.

Reason: To ensure adequate protection of future residential occupiers from noise 
disturbance in accordance with Core Strategy Policy G9, and the NPPF.

Reason for pre-commencement condition: Design and provision of adequate protection 
for future residential occupiers is fundamental to good design practice and it is 
necessary to understand the performance of a future phase or plot prior to its 
construction.

Construction compliance conditions during Phase 2 

21. No fixed plant or machinery on any phase or plot within Phase 2 shall be operated until 
measures have been implemented in accordance with a scheme first submitted to and 
approved in writing by the Local Planning Authority relevant to that phase or plot, to 
prevent air-borne noise from the operation of such fixed plant and machinery from that 
phase or plot adversely affecting neighbouring residential properties, including existing 
and, where known, future residential properties. The applicant shall submit a scheme to 



demonstrate that the cumulative noise from all such plant and machinery will obtain a 
daytime (07:00 hours to 23:00 hours) LAeq 1 hours no greater than 48 dB (free field) 
and a night time (23:00 hours to 07:00 hours) LAeq 15 mins no greater than 46 dB (free 
field) as calculated or measured at one metre from the façade of any residential 
dwelling.

Reason: To safeguard the amenity of area and of neighbouring residents in accordance 
with Core Strategy Policy G9 and the NPPF.

22. Any new planting for a phase or plot within Phase 2 submitted and approved pursuant to 
Condition 7 of this permission shall be carried out during the planting season, October to 
March inclusive, in accordance with the British Standard BS 4428 (1989), (as amended, 
revoked or re-enacted), no later than 12 months following completion of the development 
of that phase or plot. Any plants or trees found damaged, dead or dying in the first five 
years following planting are to be duly replaced and thereafter retained.

Reason: To ensure a satisfactory standard of public realm in accordance with Core 
Strategy Policies P1 and G6, and the NPPF.

23. No clearance of trees and shrubs within Phase 2 for a phase or plot shall take place 
during the bird nesting season, March to September inclusive, unless a suitably qualified 
ecologist has surveyed to determine the presence or absence of nesting birds in that 
phase or plot prior to any vegetation works or clearance, and said ecological survey has 
been submitted to and approved in writing by the local planning authority. If any bird 
nests are present a method statement that sets how the nest is protected in that phase 
or plot until young have fledged shall be submitted to and approved in writing by the 
local planning authority. The duly approved method statement shall be implemented in 
full accordance with the details, recommendations and timescale contained therein.
Reason: In order to prevent any habitat disturbance to nesting birds in accordance with 
Core Strategy Policy G7 and the NPPF.

24. The development of any phase or plot within Phase 2 shall be undertaken in accordance 
with a detailed external lighting scheme which shall have been submitted to and 
approved in writing by the local planning authority. The scheme shall provide details of 
all external lighting of Phase 2 including lighting of new public realm, streets, decorative 
or feature lighting of buildings (but excluding shopfronts, signage and advertisements), 
service yards, car parking areas and security lighting. No building within Phase 2 shall 
be first used until the approved external lighting scheme has been installed and is 
operational, and the external lighting scheme shall be maintained thereafter.

Reason: In the interests of visual amenity and public safety, to ensure satisfactory 
details which do not harm heritage assets, in accordance with Core Strategy Policies P1, 
P2, P3 and DM1, and the NPPF.

Pre-occupation / First-use conditions Phase 2

25. No commercial use within any phase or plot, or unit therein, within Phase 2 shall be first 
occupied until a detailed Travel Plan (DTP) has been submitted to and approved in 
writing by the local planning authority in consultation with Highways England. The 
approved DTP shall be submitted in accordance with the hereby approved Travel Plan 
Framework prepared by Crowd Dynamics (PCD-1016EN-RP dated November 2016), 
Section 4.0 Roles and Responsibilities, and shall be implemented not later than 6 



months following the first use of the said commercial unit hereby approved, and shall 
provide for / include the following:
i. relevant information about existing travel habits established 6 months’ post first use 

of the unit;

ii. details of the specific measures to be implemented to promote the use of sustainable 
modes of transport and details of ways in which these will be implemented;

iii. details of the means by which the DTP shall coordinate with the requirements of the 
Travel Plan Framework; and

iv. details of the means by which the DTP shall be reviewed.

Reason: To encourage sustainable transport measures for visitors and occupiers in 
accordance with policy T2 of the Core Strategy and the NPPF, and as requested by 
Highways England.

26. No residential use (Class C3) within any phase or plot shall be first occupied until a 
detailed Travel Plan (DTP) has been submitted to and approved in writing by the local 
planning authority in consultation with Highways England. The approved DTP shall be 
submitted in accordance with the hereby approved Travel Plan Framework prepared by 
Crowd Dynamics (PCD-1016EN-RP dated November 2016), Section 4.0 Roles and 
Responsibilities, and shall be implemented not later than 6 months following the first use 
of the said commercial unit hereby approved, and shall provide for / include the 
following:
i. relevant information about existing travel habits established 6 months’ post first use 

of the unit;

ii. details of the specific measures to be implemented to promote the use of sustainable 
modes of transport and details of ways in which these will be implemented;

iii. details of the means by which the DTP shall coordinate with the requirements of the 
Travel Plan Framework; and

iv. details of the means by which the DTP shall be reviewed.

Reason: To encourage sustainable transport measures for visitors and occupiers in 
accordance with policy T2 of the Core Strategy and the NPPF, and as requested by 
Highways England.

27. No building, or unit therein, within any phase or plot within Phase 2 shall be first 
occupied until details of proposed cycle parking relevant to that phase or plot have been 
submitted to and approved in writing by the local planning authority. The cycle parking 
shall be implemented in accordance with the approved details before occupation and 
maintained thereafter.

Reason: To provide adequate cycle parking provision in accordance with Core Strategy 
Policy T2, and the NPPF.

28. No building, or unit therein, within any phase or plot within Phase 2 shall be first 
occupied unless the hereby approved car, cycle and motorcycle parking provision for 
that phase or plot has been completed and been made available for use. Such car, cycle 
and motorcycle spaces shall be retained and kept available for use thereafter.



Reason. To ensure that adequate provision for parking of vehicles, cycles and 
motorcycles is made in accordance with Core Strategy T2 and the NPPF.

29. Prior to the occupation of any unit(s) for use within any phase or plot within Phase 2, or 
having ancillary activities including such uses within Use Classes A3, A4 and A5, a 
scheme for the use of air extraction equipment and specifications of the equipment, 
including measure to alleviate noise, vibration, fumes, odours, (and incorporating active 
carbon filters, silencers and anti-vibration mountings where necessary), in accordance 
with principles set out in hereby approved Retail Units Kitchen Ventilation Strategy 
prepared by Hannans (3458/H8-20161111 Rev 1), shall be submitted to and approved in 
writing by the local planning authority for that phase or plot, or unit therein. The 
equipment shall be implemented in accordance with the approved details before 
occupation of the relevant phase or plot, or unit therein, and maintained thereafter in 
good working order.

Reason: To safeguard the amenity of the area and of neighbouring residents in 
accordance with Core Strategy PolicyG9, and the NPPF.

30. No fixed plant or machinery in any phase or plot within Phase 2 shall be operated until 
measures have been implemented in accordance with a scheme first submitted to and 
approved in writing by the Local Planning Authority relevant to the phase or plot, to 
prevent air-borne noise from the operation of such fixed plant and machinery from that 
phase or plot adversely affecting neighbouring residential properties, including existing 
and, where known, future residential properties. The applicant shall submit a scheme to 
demonstrate that the cumulative noise from all such plant and machinery will obtain a 
daytime (07:00 hours to 23:00 hours) LAeq 1 hour no greater than 48 dB (free field) and 
a night time (23:00 hours to 07:00 hours) LAeq 15 mins no greater than 46 dB (free field) 
as calculated or measured at one metre from the façade of any residential unit within the 
development, and LAeq 15 mins no greater than 25 dB within any residential unit within 
the development.

Reason: To safeguard the amenity of area and of future residents in accordance with 
Core Strategy Policy G9 and the NPPF.

31. No unit of any phase or plot within Phase 2 for use within Use Classes A1, A2, A3, A4, 
A5 or D1 shall first be brought into use until details of proposed opening hours for that 
unit and use has been submitted to and approved in writing by the Local Planning 
Authority. The unit and use shall be operated in accordance with the approved opening 
hours thereafter.

Reason: To safeguard the amenity of the area and of future residents in accordance with 
Core Strategy Policy DM1 and the NPPF.
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