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SITE LOCATION



DELEGATION

1.1 The application is referred to the Planning and Licensing Committee as the 
Middleton Township Planning Panel has raised an objection to the 
application. 

PROPOSAL SUMMARY

2.1 Part-retrospective planning permission is sought for the change of use from a 
Launderette to a dry cleaners at No.4 Kingsway and a café at No.6 Kingsway 
and the installation of a flue to the rear elevation of No.6. 

RECOMMENDATION

3.1 It is recommended that the Planning and Licensing Committee resolves to 
GRANT planning permission subject to the recommended conditions.

REASON FOR RECOMMENDATION

4.1 The proposed uses (café and dry cleaners) are appropriate forms of 
development in a local centre. The proposed unit division and change of use 
would support the economic vitality of the local centre. Whilst concerns 
regarding odours, noise and the impact upon the highway have been raised, 
it is considered that these matters will not give rise to harmful impacts and 
conditions are also recommended to protect neighbour amenity. The 
application therefore complies with the development plan. 



SITE

The application relates to two commercial/retail units fronting Kingsway, Middleton. 
No.6 Kingsway is currently a barbers shop and No.4 Kingsway is a dry cleaners. The 
units belong to a terrace row of units sited on the corner of Kingsway and 
Manchester New Road. The units are recorded as a local centre, as defined in saved 
policy S/6 of the Rochdale Unitary Development Plan. 

Kingsway is primarily residential with domestic properties lining both sides of the 
street. Manchester New Road is a Class A road and is lined by various residential, 
commercial and retail units.

PROPOSAL

The Barbers shop and Dry Cleaners to which this application relates were previously 
one launderette. Planning permission has not been sought for the division of this unit 
to a café and dry cleaners. As such, part-retrospective planning permission is sought 
for the conversion of the previously existing Launderette to a Dry Cleaners at No.4 
Kingsway and a café at No.6 Kingsway.

Amendments

Amended plans have been received showing a flue extending from the rear of the 
existing building.

DEVELOPMENT PLAN

Rochdale Unitary Development Plan (UDP) 2006:
G/D/1
G/S/1
S/6

Defined Urban Area
Hierarchy and Role of Centres
District Centres, Local Centres and Linear Commercial Areas

Rochdale Core Strategy (CS) 2016:
P3 Improving Design of New Development
DM1 General Development Requirements
T2
E1

Improving Accessibility
Establishing thriving town, district and local centres

NATIONAL PLANNING POLICY AND GUIDANCE

National Planning Policy Framework (NPPF) – February 2019
National Planning Practice Guidance (NPPG)

RELEVANT HISTORY

88/D22368 New Shopfront To Launderette. Approved.

18/00359/PRA56 Prior notification for a change of use from barbers shop (A1) to 
cafe (A3). Refused for the following reason:



The lawful use of the application property does not fall under 
Class A1 of the Schedule to the Use Classes Order. As such it 
does not accord with, and cannot benefit from development 
permitted under Class C, Schedule 2, Part 3 of the Town and 
Country Planning (General Permitted Development) (England) 
Order 2015.

CONSULTATION RESPONSES

Highways and Engineering – Within this parade of shops a use such as this is 
acceptable. I would expect that many of the visitors to the café will already be 
making use of the other facilities in the area and as such I would expect many 
shared trips between all business. I would also expect a number of people walking 
from the local area.

Public Protection (Noise/Odours) – I recommend conditioning the hours they have 
applied for, for full consideration could we request the specification for the new 
extraction unit. 

TOWNSHIP PLANNING PANEL

The application was presented to the Middleton Township Planning Panel on 25th 
March 2019. An objection was raised regarding the impact the proposal may have on 
local parking provision. 

PUBLIC REPRESENTATIONS

8 letters of objection have been received. The points raised within the objection 
letters are given below:

 There is limited on-road parking on Kingsway. People who park on Kingsway 
include residents, parents of children at the nearby Alkrington Primary School 
and commuters. Cars parked on surrounding roads and particularly the 
junction of Kingsway and Manchester New Road can make the roads difficult 
and dangerous to use and there can be congestion. The proposed café will 
attract customers travelling in vehicles which could exacerbate this problem. 
Officer’s Comments: This is assessed in the ‘Highways’ section of this report.

 Currently cars have been seen to park illegally and dangerously on Kingsway 
and Manchester Road, on pavements, in no parking zones and blocking 
driveways. This can be hazardous for pedestrians and vehicles alike. 
Officer’s comments: This is assessed in the ‘Highways’ section of this report.

 There is no precedent for a food outlet in this location. 
Officer’s Comments: Recommendations made are based upon National and 
Local Policy and Guidance documents. The absence of any nearby food 
outlets does not necessarily preclude the creation of a café.

 The café would produce odours which would adversely impact upon nearby 
residents. 
Officer’s Comments: This is assessed in the ‘Amenity’ section of this report.

 The creation of the café could result in anti-social behaviour. 



Officer’s comment: Whilst it is considered that there is no immediate reason 
why the creation of a café would result in anti-social behaviour, opening hours 
would be restricted to 8am- 5pm which would mean that there would be no 
late night foot traffic as a result of the proposal.

 The proposed café would attract vermin. 
Officer Comments: Provided expected hygiene standards are in place, it is not 
anticipated that this would be the case. Should such issues arise, other 
legislation exists to deal with such issues. 

ANALYSIS

Principle of Development

1. The proposed development would be located within a local centre as defined 
within saved policy S/6 of the Rochdale Unitary Development Plan. Within 
these areas, the development of, or change of use to, shops, financial and 
professional services, food and drink outlets, offices, community and cultural 
facilities and other uses appropriate to a district or local centre will be 
permitted provided that: 

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

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

2. The two units would be relatively small in scale and would provide services 
and a café in this local centre, thus according with point (a) above. The impact 
upon local residential amenity (b) is assessed in the Amenity section of this 
report.

3. Policy E1 of the adopted Rochdale Core Strategy seeks to support local 
shopping needs in existing local centres. The creation of a new café as 
proposed would diversify the service provision for local residents. As such it is 
considered that the proposal would accord with Policy E1.

Design

4. The elevational drawings indicate that the front of the building would remain 
broadly unchanged from the existing building, with traditional shop fronts, 
appropriate for a local centre such as this. Details of the flue to the rear have 
not been confirmed. However, given its location to the rear, on an elevation of 
little prominence or architectural interest, it is not considered that its erection 
is likely to significantly adversely impact upon the character of the building or 
wider area.

Amenity

5. Concern has been raised in regards to the proposed opening hours. It is 
proposed that opening hours should be restricted to between 8am to 5pm, 
Monday to Sunday. In accordance with the consultee response received by 
Public Protection, it is considered that these opening hours would adequately 



prevent any disturbance from users of the café resulting from the 
development and a condition is recommended.

6. Through the preparation and cooking of food and drink served at the café, 
odours are likely to be produced. The proposal includes an extraction flue 
through which vapours and odours would be emitted. This would be affixed to 
the rear elevation of the existing rear extension. No concern has been raised 
by the consulted Public Protection Officer in regards to odours. The flue would 
face away from and would be positioned 5 metres away from the window to 
the first floor flat directly above, approximately 20m from No.8 Kingsway and 
11.8m from the curtilage boundary to 213 Manchester New Road. By virtue of 
the physical relationship between the flue and the neighbouring residential 
properties, it is not considered that the odours produced would significantly 
impact upon the amenities enjoyed by nearby residents.

7. The proposed flue to the rear has the potential to create noise disturbance to 
residents and details of this are yet to be submitted. It is considered that 
details of this should be submitted to ensure noise disturbance is not so 
severe as to significantly adversely impact upon neighbouring residents.

8. In relation to the dry cleaners, it is considered that the dry cleaners would 
have a substantially greater impact upon the amenities of the neighbouring 
residents than the former Launderette.

Highways and Parking

9. Paragraph 109 of the National Planning Policy Framework states that 
development should only be prevented or refused on highways grounds if 
there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe. This is a high 
threshold which would need to be reached in order for a development to be 
refused on highways grounds. 

10. In accordance with the response received from the Council’s Highway Officer, 
it is anticipated that trips to the café are likely to be made locally on foot. Due 
to the small scale of the development, it is considered that the sub-division of 
the launderette and the creation of a café and dry cleaners could not be 
considered to significantly impact upon the highway network/highway safety, 
or make any considerable cumulative contribution to adverse highway 
conditions. 

11.As such, it is considered that the proposal would accord with paragraph 109 
of the National Planning Policy Framework. 

Conclusion

12.The proposed unit division and change of use would support the economic 
vitality of this local centre. Whilst concerns regarding odours, noise and the 
impact upon the highway have been raised, it is considered that these matters 
will not give rise to harmful impacts and conditions are also recommended to 
protect neighbour amenity. The application therefore complies with the 
development plan. 



RECOMMENDATION

It is recommended that the Planning and Licensing Committee resolves 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. This permission relates to the following plans:-
 Site Location Plan
 Existing Front Elevation
 Existing Ground Floor
 Proposed Front Elevation
 Additional Proposed Elevations
 Additional Existing Elevations

and the development shall not be carried out other than in accordance with 
these drawings hereby approved.

Reason: For the avoidance of any doubt and to ensure a satisfactory standard 
of development in accordance with policies of the adopted Rochdale Core 
Strategy and the Unitary Development Plan as listed below on this decision 
notice.

3. The café (A3) and Dry Cleaners (A1) shall only be open for trade or business 
between the hours of 0800 to 1700 on any day. 

Reason: In order to safeguard the amenities of the area and to prevent 
nuisance arising in accordance with the requirements of Policies DM1 of the 
adopted Rochdale Core Strategy and the National Planning Policy 
Framework.

4. The extraction flue hereby permitted shall not be installed until a full 
specification of the flue has been submitted to and approved in writing by the 
Local Planning Authority. The extraction flue shall thereafter be installed and 
maintained in accordance with the approved details before the café is first 
brought into use. 

Reason: In order to safeguard the amenities of the area and to prevent undue 
noise disturbance arising in accordance with the requirements of Policies 
DM1 of the adopted Rochdale Core Strategy and the National Planning Policy 
Framework.


