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Application: 17/01204/FUL Township: Rochdale Ward: Kingsway

Appeal reference: APP/P4225/W/18/3200793

Site Address: 11 Newbold Street, Rochdale, OL16 5AH
Proposal: Change of use from residential mother and baby unit (Use Class C4) to 
residential home (Use Class C2) for up to 4 children with 2 staff members
Applicant: Mr G Mackay Agent: Garner Town Planning Ltd

Decision level: Delegated

Planning Inspectorate Decision: Appeal Dismissed 1st October 2018

 The application was refused by the Council by reason of the intensification of comings 
and goings from the property, and the increased noise and disturbance that would arise 
that would cause harm to the living conditions of the occupants of neighbouring 
residential dwellings.

 The statutory consultation responses received from Greater Manchester Police (GMP) 
and the Council’s Children’s Services put forward concerns relating to the number of 
comings and goings to and from the property, as well as the potential problematic 
behaviour of the children, anti-social behaviour and the fear of crime.

 The Inspector stated that ‘a site specific link has been made between existing high levels 
of anti-social behaviour and criminality and the proposed use.  Given that this already 
occurs near to the site, there are serious consequences for the community and 
individuals. As a result, there is potential for the appeal scheme, through crime and 
disorder, and the fear of crime, to undermine the quality of life or community cohesion 
and resilience. Together with a greater GMP presence, the proposed use is likely to 
cause unacceptable impacts in what is a quiet residential area. As such, the proposal 
would not be compatible with surrounding land uses in this regard’.

 Given the above, the inspector concluded that whilst the proposal would not lead to an 
unacceptable increase in noise or disturbance, significant harm would be likely to result 
from the proposal in respect of the living conditions of the occupiers of neighbouring 
dwellings, in terms of the risk of crime, in conflict with policy and guidance.

 An application for an award of costs was made by the applicant contending that the 
Council had behaved unreasonably by subjecting the planning application to an 
unnecessary and unreasonably long determination process.  The Inspector dismissed the 
application for costs and stated that the Council exercised their duty to determine the 
planning application in a reasonable manner, and produced evidence to substantiate the 
reason for refusal.


