
PLANNING AND LICENSING COMMITTEE 
 

MINUTES OF MEETING 
Thursday, 14 April 2022 

 
PRESENT: Councillor Shakil Ahmed (Chair); Councillors Mir, O'Neill, Rush, 
Sullivan, Wazir, Donna Williams, Zaheer and Zaman. 
 
OFFICERS:  A. Truman (Interim Development Manager), Z. Latif (Planning 
Solicitor), M. Mir (Planning Officer), A. Whittaker (Highways Officer) and  
J. Jenkinson (Senior Governance and Committee Officer) 
 
ALSO IN ATTENDANCE:  Five members of the public 
 

1 APOLOGIES 
 
Apologies for absence were submitted on behalf of Councillors Burke, Cocks, 
Davidson, Susan Emmott, McCarthy, Sheerin and Taylor. 
 

2 DECLARATIONS OF INTEREST 
 
There were no declarations of interest. 
 

3 URGENT ITEMS OF BUSINESS 
 
There were no urgent items of business. 
 

4 MINUTES 
 
RESOLVED - That the minutes of the Planning and Licensing Committee 
meeting held on 31st March 2022 be approved as a correct record. 
 

5 ITEMS FOR EXCLUSION OF PUBLIC AND PRESS 
 
There were no reports listed as exempt on the agenda. 
 

6 UNITS B AND G BIRCH INDUSTRIAL ESTATE, WHITTLE LANE 
HEYWOOD, OL10 2SX 
 
Proposal: Demolition of existing units B and G and erection of a Class B2/B8 
warehouse unit with ancillary office space (Class E), parking, servicing areas, 
associated works and infrastructure. 
 
The Planning Officer introduced the report and explained that the application 
had been referred to the Committee as it was a major development, which 
represented a departure from the Development Plan.   
 
Members’ attention was drawn to the additional information and revised 
Conditions 4 and 16, set out in the Officer Update report, which had been 
circulated prior to the meeting. 



 
It was explained that the proposal would comprise inappropriate development 
in the Green Belt, as defined by the National Planning Policy Framework 
(NPPF) and, as such, development should not be approved except in very 
special circumstances.  
 
It was advised that very special circumstances existed, namely the economic 
benefits of substantial scale that would weigh heavily in favour of the 
proposal. The scheme would support and enhance the operations of an 
existing business in an existing industrial estate location; be sited in the 
emerging ‘Northern Gateway’, a regionally and nationally significant growth 
area; contribute to the clear need for additional employment and warehousing 
space within the borough; and be in scale and form consistent with the 
approved and potentially forthcoming significant built form.  
 
The Committee was advised, that when considering the application as a 
whole, and in accordance with paragraph 148 of the NPPF, very special 
circumstances were considered to exist, because the harm to the Green Belt 
and all other identified harms were outweighed by the benefits of the scheme. 
 
Therefore, it was recommended that planning permission be granted, subject 
to the conditions set out in the report and the Officer Update report. 
 
Mr Bill Ullathorne, the applicant, addressed the Committee. 
 
A discussion took place and Members gave careful consideration to all of the 
issues raised and the merits of the scheme.  
 
Concern was expressed regarding further encroachment into the Green Belt.  
A proposal to refuse the application was moved, seconded and then put to the 
vote.  The proposal was not supported by the Committee and fell accordingly. 
 
A proposal to approve the application was then moved, seconded and put to 
the vote. 
 
RESOLVED –  
 

I. That the Committee was minded to GRANT planning permission 
subject to the following conditions: 

 
1. The development must be begun not later than three years 

beginning with the date of this permission. 
 

Reason. Required to be imposed by Section 91 of the Town and 
Country Planning Act 1990 (as amended).  

 
2. The development hereby permitted shall be carried out in 

accordance with the following approved plans and details:  
   

 21033_PL01 Site Location Plan 



 21033_PL02 Existing Site Plan 
 21033_PL03 Proposed Site Plan Rev. P05 (received 

15.03.22) 
 21033_PL04 Proposed Ground Floor 
 21033_PL05 Proposed Office Plans 
 21033_PL06 Proposed Roof Plan 
 21033_PL07 Proposed Elevations 
 21033_PL08 Proposed Sections 
 21033_PL09 Proposed Cycle Shelter 
 21033_PL10 Proposed Waste Compound 
 21033_PL11 Unit B as existing 
 21033_PL12 Unit G as existing 

  
 Reason: For the avoidance of doubt and to ensure a satisfactory 

standard of development in accordance with the policies contained 
within the adopted Rochdale Core Strategy, the saved Rochdale 
Unitary Development Plan and the National Planning Policy 
Framework. 

 
3. The occupancy of the development hereby approved shall be 

limited to Restore PLC only for a time period of not less than five 
years beginning with the date of first occupation.  

   
 Reason: To ensure that the identified economic benefits of the 

scheme are delivered and that they outweigh the identified harm to 
the Green Belt by reason of inappropriateness in accordance with 
adopted Rochdale Core Strategy policy G4 and the National 
Planning Policy Framework. 

 
4. The development hereby approved shall be managed in accordance 

with the measures to ensure ongoing management of Himalayan 
Balsam as per the measures contained within the ‘Method 
Statement for Removal of Himalayan Balsam’ by Avian Ecology. 
 

Reason: To secure the satisfactory control or avoidance of this 
invasive species of plant which under the terms of the Wildlife & 
Countryside Act 1981, as amended, it is an offence to be caused to 
spread in the wild, and in accordance with adopted Rochdale Core 
Strategy policy G7 and the National Planning Policy Framework. 

 
5. No development including works of demolition shall take place until 

all trees that are to be retained within or adjacent to the site have 
been enclosed with temporary protective fencing prior to demolition 
or development works, in accordance with the Arboricultural Impact 
Assessment (AIA) ref. UG1236 (31.08.21) carried out by Urban 
Green and BS:5837:2012 'Trees in relation to design, demolition and 
construction. Recommendations'. The fencing shall be retained 
throughout the period of construction and no activity prohibited by 



BS:5837:2012 shall take place within such protective fencing during 
the construction period.  

   
Reason: In order to protect the existing trees on the site in the 
interests of the amenities of the area and in accordance with 
Policies G6 and G7 of the adopted Rochdale Core Strategy and the 
National Planning Policy Framework. 
 
Reason for pre-commencement condition: Trees can be damaged 
by construction activity and the measures therefore need to be 
installed in advance. 

 
6. No development, other than works of demolition, shall take place 

until an investigation and risk assessment, in addition to any 
assessment provided with the planning application, have been 
completed to assess the nature and extent of any contamination on 
the site, whether or not it originates on the site.  The investigation 
and risk assessment must be undertaken by competent persons 
and a written report of the findings must be produced and shall 
have been first submitted to and approved in writing by the Local 
Planning Authority before development commences.   
 
The report of the findings must include: 
 
i) a survey of the extent, scale and nature of contamination 
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, 
• ecological systems, 
• archeological sites and ancient monuments; 
 

iii) where unacceptable risks are identified, an appraisal of 
remedial options and proposal of the preferred option(s). 

 
The development shall thereafter be completed in full accordance 
with the approved recommendations. 

 
Reason: To ensure the site is adequately remediated in 
accordance with Policy G9 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework. 

 
 Reason for pre-commencement condition:  Any remediation 
measures will need to be implemented prior to commencement of 
above ground works and a scheme therefore needs to be agreed in 
advance of the same. 

 



7. Notwithstanding the details shown on the approved plans, no 
development other than demolition of the existing buildings shall take 
place until a scheme for the discharge of surface water from the site, 
including surface water from the paved areas incorporating sustainable 
drainage details, and a scheme for the disposal of foul water, have 
been submitted to and approved in writing by the Local Planning 
Authority. Unless otherwise agreed in writing with the Local Planning 
Authority the drainage scheme for the development shall be in general 
accordance with the Drainage Strategy by Ridge Consultants dated Sept 
2021.  
 
The submission shall include: 
 
(i) Sustainable Drainage Design Details; 
(ii) The provision of background calculations of the MicroDrainage® 

model or any other software or calculations that have been used for 
the drainage design; 

(iii) Construction level details for permeable paving, if this forms part of 
the sustainable drainage system; and 

(iv) Provision of a Maintenance Document explaining how the surface 
water scheme will be maintained and managed after completion. 
The duly approved scheme shall be implemented prior to the first 
occupation of the development hereby permitted and shall be 
retained and maintained as such thereafter. 

 
Reason: To prevent an increased risk of flooding as a result of the 
development and to ensure satisfactory disposal of surface water from 
the site in accordance with Policy G8 of the adopted Rochdale Core 
Strategy, saved Policy EM/7 of the adopted Rochdale Unitary 
Development Plan and the National Planning Policy Framework.  
 
Reason for pre-commencement condition: Drainage infrastructure will 
need to be implemented prior to commencement of above ground 
works and a scheme therefore needs to be agreed in advance of the 
same. 

 
8. The development hereby approved shall not be carried out otherwise 

than in strict accordance with the Construction Management Plan that 
comprises the ‘Construction Method Statement / Risk Assessment’ ref 
A2451 dated 01.03.22 by Reddish Demolition Ltd and the ‘Construction 
Method Statement’ by WBD Ltd. 

   
 Reason: To minimise detrimental effects to the amenities of 

surrounding occupiers and the area in general and detriment to the 
natural environment through the risks of pollution and dangers to 
highway safety during the construction phase in accordance with 
Policies DM1, T2, G7 and G9 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework. 

 



9. Notwithstanding any details provided within the application, no above 
ground works shall take place until full details of the materials to be 
used in the construction of the external surfaces of the development 
hereby permitted have been submitted to and approved in writing by 
the local planning authority.  Development shall be carried out in 
accordance with the approved details.  

   
 Reason: In order to ensure a satisfactory appearance in the interests of 

visual amenity and in accordance with policies DM1, P3 and P4 of the 
adopted Rochdale Core Strategy and the National Planning Policy 
Framework. 

 
10. No part of the development shall be occupied until a detailed 

specification for the design and construction of the associated parking 
and servicing areas, including detail of the surface water drainage 
strategy and surfacing materials, has been submitted to and approved 
in writing by the Local Planning Authority. The parking and servicing 
areas shown on the approved plans shall be shall be constructed in 
accordance with the duly approved details before the associated 
building is first occupied, and shall be retained thereafter for their 
intended purpose.  

   
 Reason: In order that there is adequate provision for vehicles to be 

parked clear of the highway in the interests of highway safety and the 
free flow of traffic and to ensure the suitable disposal of surface water 
in order to comply with the requirements of policies T2, DM1 and G8 of 
the adopted Rochdale Core Strategy, saved policies EM/7 and EM/8 of 
the Rochdale Unitary Development Plan and the National Planning 
Policy Framework. 

 
11. The landscaping works shall be carried out in full accordance with the 

approved details contained within the 'Landscape Strategy Plan' ref. 
432-P-01 Rev. D and the ‘Planting Schedule and Specification’ ref. 
432-P-01 Rev. C, both by Urban Wilderness.    

   
 All planting, seeding or turfing comprised within the approved scheme 

of landscaping shall be carried out in the first planting and seeding 
seasons following occupation of the building or completion of the 
development, whichever is sooner; and any trees or plants which, 
within a period of 5 years from the completion of the landscaping die, 
are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and 
species.  

   
 Reason: In order to achieve a satisfactory level of landscaping in 

accordance with policies DM1, G6, G7 and P3 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework. 

 
12. No clearance of trees and shrubs in preparation for (or during the 

course of) development shall take place during the bird nesting season 



(March - August inclusive) unless an ecological survey has been 
submitted to and approved in writing by the Local Planning Authority to 
establish whether the site is utilised for bird nesting. Should the survey 
reveal the presence of any nesting species, then no development shall 
take place during the period specified above unless a mitigation 
strategy has first been submitted to and approved in writing by the 
Local Planning Authority which provides for the protection of nesting 
birds during the period of works on site.  

   
 Reason: In order to prevent any habitat disturbance to nesting birds in 

accordance with policy G7 of the adopted Rochdale Core Strategy and 
the National Planning Policy Framework. 

 
13. The development hereby permitted shall not be occupied until such 

time as the bicycle parking facilities as shown on drawing no. 
21033_PL09 Rev. P01 'Proposed Cycle Shelters' have been installed 
as per the approved details and made available for use.  The bicycle 
parking facilities shall be retained as such thereafter.  

   
 Reason: In order to ensure that the development encourages people to 

travel to the site by sustainable modes of transport, in accordance with 
policies T1 and T2 of the adopted Rochdale Core Strategy and the 
requirements of the National Planning Policy Framework. 

 
14. Any external lighting that is installed shall be in strict accordance with 

external lighting scheme as indicated on drawing no. 1974-B-EX-6301 
Rev. P1 'External Lighting Layout'.  

   
 Reason: In the interests of, amenity and to prevent nuisance to the 

natural environment in accordance with adopted Rochdale Core 
Strategy policies DM1, P3, G4 and G9 and the National Planning Policy 
Framework. 

 
15. No goods, materials, waste products or containers shall be stored on 

land outside the building or designated enclosures at any time, without 
the prior written consent of the Local Planning Authority.  

                           
 Reason: In order to ensure a satisfactory appearance in the interests of 

visual amenity, in accordance with policies P3, G4 and DM1 of the 
adopted Rochdale Core Strategy and the National Planning Policy 
Framework. 

 
16.  No above ground works shall take place until a scheme for the 

installation of electric vehicle charging points with a minimum power 
rating of 7Kw, universal sockets and at least mode 3 or equivalent, has 
been submitted to and approved in writing by the Local Planning 
Authority. The approved electric vehicle charging point scheme shall be 
implemented in full within six months of first occupation of the building 
hereby approved.  

 



 Reason: In the interests of air quality management in accordance with 
policy T2 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework. 

  
17. Within 6 months of first occupation of the development hereby 

permitted a Travel Plan shall be submitted to and approved in writing 
by the Local Planning Authority. The Travel Plan shall include the 
following: 
 

 measures to promote a choice of transport mode;  
 a monitoring regime with agreed mode share targets; 
 specific measures to manage staff car parking;  
 a commitment to increase the provision of cycle parking 

should the uptake in cycle travel increase;  
 monitoring procedures and mechanisms to ensure that the 

Plan remains effective and is reviewed within a framework 
approved by the Local Planning Authority.  
  

The approved Travel Plan shall be fully implemented as approved.
  

Reason:  In order to ensure that the development encourages travel to 
the site by sustainable modes of transport, in accordance with policies 
T1 and T2 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework. 

 
18. Noise from fixed plant shall not exceed 43 dB(A) between 07:00-23:00 

and 37 dB(A) between 23:00-07:00 when measured 3.5m from the 
façade of the nearest noise sensitive receptors.  Such noise levels are 
to include any rating corrections. 

 
Reason: In the interests of the amenity of neighbouring occupiers, in 
accordance with policies P3 and DM1 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework. 

 
19. The unit hereby approved shall not be occupied until the acoustic 

barrier has been erected in full accordance with the details provided in 
the BWB Noise Impact Assessment ref. MCP2350 and as indicated on 
drawing no. 21033_PL03 Proposed Site Plan Rev. P05 (received 
15.03.22).  The acoustic barrier shall thereafter be retained in full 
accordance with the approved details. 
 
Reason: In the interests of the amenity of neighbouring occupiers, in 
accordance with policies P3 and DM1 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework. 

 
20. The development shall be carried out in full accordance with the 

measures set out in the CWC Energy Statement Ref: 1974 R003 dated 
06/09/2021, to achieve the specified improvements over the building 
fabric and building services systems over and above the Building 
Regulations minimum standards to result in reduced energy demand.  



The development shall also include the Variable Refrigerant Flow 
system, utilising Air Source Heat Pump technology, along with further 
measures to reduce CO2 including waste facilities to encourage 
recycling and a reduction in waste.  Within 6 months of first occupation 
of the development hereby permitted a verification statement shall be 
submitted to and approved in writing by the Local Planning Authority 
providing evidence of the specified measures. 

 
Reason: In response to the climate emergency, in accordance with 
policy G2 of the adopted Rochdale Core Strategy and the National 
Planning Policy Framework. 

 
II. That the application be referred to the Secretary of State and if not 

minded to 'call in' the application for determination, the release of the 
decision notice be delegated to the Head of Planning, subject to the 
conditions listed above. 

 
 

7 8 BROAD ACRE, ROCHDALE, OL12 7RP 
 
Proposal: First floor front extension including increase in eaves and ridge 
height, two dormers to front, and alterations to fenestration including Juliet 
Balcony on the first floor side elevation following demolition of chimney. 
 
The Planning Officer introduced the report and explained that the application 
had been referred to the Committee in accordance with the Council’s scheme 
of delegation, as the applicant was the spouse of a Council officer who dealt 
with planning matters. 
 
Members were advised that the design of the proposal was considered to be 
acceptable. The development would provide a suitable standard of residential 
amenity for present and future occupiers of the applicant property, and would 
not unduly harm the amenity of surrounding occupiers. As such, the proposal 
complied with the Development Plan.  
 
Mrs Samia Syeda, the applicant, addressed the Committee. 
 
Following careful consideration of the merits of the development, Members 
welcomed the scheme and unanimously elected to approve the application. 
 
RESOLVED - That planning permission be GRANTED subject to the following 
conditions: 
 

1. The development must be begun not later than three years beginning 
with the date of this permission. 
 
Reason. Required to be imposed by Section 91 of the Town and 
Country Planning Act 1990 (as amended).  
 
 



2. This permission relates to the following plans: 
 

 Site location plan 
 Existing and proposed block plans. Drawing no: 21.2585.3 
 Existing floor plans & section 1-1. Drawing no: 21.2585.1 
 Existing elevations. Drawing no: 21.2585.2 
 Scheme 1 – floor plans & elevations. Drawing no: 

21.2585.SC1.1H. Received by email on 09/03/2022; 
 and the development shall be carried out in accordance with 

these drawings hereby approved. 
 
Reason: For the avoidance of doubt and to ensure a satisfactory 
standard of development in accordance with the policies contained 
within the saved Rochdale Unitary Development Plan, the adopted 
Rochdale Core Strategy and the National Planning Policy Framework.  
 

3. Notwithstanding any description of materials in the application no 
above ground construction works shall take place until samples and / or 
full specification of materials to be used externally on the building(s) 
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. Development shall be carried out in accordance with the 
approved details. 
 
Reason: In order to ensure a satisfactory appearance in the interests of 
visual amenity in accordance with policy DM1 of the adopted Rochdale 
Core Strategy and the National Planning Policy Framework. 
 

4. Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) (England) Order 2015 (or any 
equivalent Order following the amendment, re-enactment or revocation 
thereof) prior to first occupation of the extension / building hereby 
permitted the windows in the first floor on the side elevation facing 6 
Broad Acre shall be fitted with, to a height of no less than 1.7m above 
finished floor level, non-opening lights and textured glass which 
obscuration level is no less than Level 3 of the Pilkington Glass scale 
(or equivalent) and retained as such thereafter. 
 
Reason: In the interests of amenity and in compliance with policy DM1 
of the adopted Rochdale Core Strategy and the National Planning 
Policy Framework. 
 
 
 
 
 

 



8 PLANNING APPEALS 
 
Consideration was given to a report that detailed planning applications that 
had recently been determined by the Planning Inspectorate. 
 
RESOLVED - That the report be noted. 
 

9 LODGED PLANNING APPEALS 
 
Consideration was given to a report that outlined an appeal that had been 
lodged with the Planning Inspectorate relating to a development in the 
Pennines Township.  
 
RESOLVED - That the report be noted. 
 


