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SITE LOCATION 

 
 

 
 
 
 
 
 
 



DELEGATION 
 
1.1 The application is referred to the Planning and Licensing Committee in 

accordance with the scheme of delegation, as the application has been 
called up by Cllr Daalat Ali on the basis that the change of use of this 
property which is situated amongst elderly residents, a primary school, 
and a nursery would result in a detrimental impact on the quiet and 
peaceful areas of Kingsway and surrounding streets.  
 

PROPOSAL SUMMARY 
 
2.1 Change of use from a Hotel (C1 use) to a  Rehabilitation Centre (C2 

Use). 
 

RECOMMENDATION 
 
3.1 
 
 

That planning permission be GRANTED subject to the recommended 
conditions.  

REASON FOR RECOMMENDATION 
 
4.1 
 
 
 
 

The proposed Rehabilitation Centre would be acceptable in principle in 
this location and no unacceptable harm has been identified in respect of 
the residential amenity of surrounding occupiers or the living conditions of 
the future occupiers. Highways, parking and crime impacts are also 
considered acceptable.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
SITE 
 

This application relates to Moss Lodge Hotel, a former mill owner’s residence 
built in 1848.  The building is of stone construction and three stories high and 
includes a small basement. The hotel has 14 bedrooms and provides 17 car 
parking spaces to the front and side of the building.  Access is taken off Kings 
Road close to its junction with the A644 (Rochdale Bypass).  A number of trees 
around the entrance of the site, and one tree to the east of the building are 
protected by TPO.  The property is set within its own grounds with lawned 
garden areas to the rear.  

 
The property falls within the defined urban area and is a non-designated 
heritage asset due to its historic and architectural interest.   
 
PROPOSAL 
 
Full planning permission is sought for the change of use from a Hotel (C1 use) 
to a  Rehabilitation Centre (C2 Use) containing 14no. bedrooms. 
 
To accommodate the change of use, the existing internal layout of the building 
would be revised, the current gym in the basement and a function room at 
ground floor would be used as offices, whilst a second function room on the 
ground floor would be used as a lounge/dining area.  The first and second floors 
would continue to be used as bedrooms with each individual bedroom providing 
its own bathroom facilities.  
 
The care to be provided would be personal care for people in need of such care 
by reason of old age, disablement, past or present dependence on alcohol or 
past or present mental disorder. The ‘Supporting Statement’ submitted states 
that ‘Acorn Recovery Projects’, who are part of ‘The Calico Group’ (applicant), 
are a registered charity and have been delivering high quality psychosocial 
treatment for 22 years, and that the rehabilitation centre will be registered with 
the Care Quality Commission (CQC). 
 
Details submitted show there would be no external changes to the building.  
There would also be no changes to the car parking or garden areas. 
 
Six full time staff would be employed at the site. 
 
AMENDMENTS 
 



An amended first floor plan has been received as an existing window on the 
front elevating serving bedroom four was missing. 
 
DEVELOPMENT PLAN 
 
Adopted Rochdale Core Strategy (RCS):  
 
SD1   Delivering sustainable development  
DM1   General development requirements  
 
SO2  Creating successful and healthy communities 
C1  Delivering the right amount of housing in the right places 
C3  Delivering the right type of housing 
 
SO3  Improving design, image and quality of place 
P2  Protecting and enhancing character, landscape and heritage 
P3  Improving design of new development 
 
SO4  Promoting a Greener Environment 
G9  Reducing the impact of pollution, contamination and land instability 
 
SO5  Improving accessibility and delivering sustainable transport 
T2  Improving accessibility 
 
Unitary Development Plan (UDP):  
 
G/D/1  Defined Urban Area 
 
Supplementary Planning Documents (SPD): 
 
Guidelines and Standards for Residential Development (June 2016) 
 
NATIONAL PLANNING POLICY AND GUIDANCE 
 
National Planning Policy Framework (NPPF) – July 2021 
National Planning Practice Guidance (NPPG) 
 
RELEVANT HISTORY 
 
90/D24719  Two Storey Side Extension to Dwellinghouse – Approved 
 
03/D42723 Change of Use And Extensions To Existing Dwelling To Form Hotel With 

Staff Accommodation And Associated Car Parking - Approved 
 



06/D46619 Variation Of Conditions 8 & 9 Of Planning Permission D42723 To Allow 
The Use Of The Restaurant By Non-Residents Of The Hotel And Also To 
Allow The Use Of The Restaurant And Conference Facilities From 
Between 9.00 HRS And 23.00 HRS – Approved 

 
CONSULTATION RESPONSES 
 
Conservation and Design - There are no heritage objections to the conversion of the 
building into a care home  
 
Greater Manchester Police – See body of report. 
 
Env Health - Noise/Odours - The proposed change of use will likely generate less noise 
than the existing use, no objections.  
  
 
Highways and Engineering - Highways raise no objection to this application and request 
no specific highway conditions. 
 
TOWNSHIP PLANNING PANEL 
 
None. 
 
MEMBER REPRESENTATIONS 
 
The application has been called up by Cllr Daalat Ali on the basis that the change of 
use of this property which is amongst elderly residents, a primary school and a nursery 
would result in a detrimental impact on the quiet and peaceful areas of Kingsway and 
surrounding streets.  
 
PUBLIC REPRESENTATIONS 
 

Objection Reps 25 Support Reps 7 Neutral Reps 0 

 
Letters of notification were sent to surrounding properties. 25 letters of objection and 7 
letters of support were received. 
 
The contents of the letters raised concerns over: 
 

 Having this facility would lead to congestion 
 The site is surrounded by schools, so I strongly condemn 
 We already have two properties like this in the area, one used by males leaving 

prison 
 Wrong location for this establishment, detrimental to our local community 
 We fear the greenery and trees would be removed for parking 
 It will house dangerous offenders from outside the area 
 I already feel unsafe in the area 



 Children would not be safe, there are schools and a nursery close by with 
playgrounds 

 This would only bring negativity in the area. 
 
The letters of support received state; 
 

 Acorn Recovery Projects undertakes amazing work with communities and 
individuals 

 Acorn services are well led and professional 
 Individuals take steps to change their lives and therefore communities 
 This would bring jobs and money into the area 
 This will bring a much needed rehabilitation centre to Rochdale 
 Acorn and rehab have saved my life 
 Acorn brings service and commitment 
 Acorn is governed by the Care Quality commission who ensure a strict criteria is 

met 
 The property would be fully monitored and supported by fully trained staff. 

 
The concerns relating to providing the type of accommodation in this location, crime, 
use of a heritage asset and highway safety are addressed in the ‘Analysis’ section of 
the report.  
 
ANALYSIS 
 
Principle of the rehabilitation use 
 

1. The proposed application site is located within the Defined Urban Area (policy 
G/D/1 Unitary Development Plan) – new development, wherever possible and 
appropriate, should be concentrated within the urban area in order to support 
urban regeneration and to protect the countryside. 
 

2. Policy C3 of the Core Strategy states that the Council will deliver the right types 
of homes, well designed and built to appropriate densities, to meet the overall 
needs and aspirations of the borough. As part of this the Council will support the 
provision of housing on appropriate sites to meet the needs of specific groups 
including older people and other vulnerable groups. 
 

3. It is therefore considered that the use of the property for the purposes of the 
provision of care can be supported. The site lies in a sustainable location close 
to the A664, which has regular bus services that operate along this highway and 
which provide links into the Rochdale town centre.  Local shops, takeaways and 
other amenities are also located within a walking distance of the site. 
 

4. The proposed use of the site is therefore considered to be acceptable, and the 
application accords with Policy C3 of the adopted Core Strategy, G/D/1 of the 
adopted UDP and the NPPF. 
 



Fear of Crime 
 

5. Paragraph 130 (f) of the Framework states that planning policies and decisions 
should ensure that developments create places that are safe, inclusive and 
accessible and which promote health and well-being, with a high standard of 
amenity for existing and future users; and where crime and disorder, and the 
fear of crime, do not undermine the quality of life or community cohesion and 
resilience. 
 

6. Objections have been received relating to the potential of crime and anti-social 
behaviour due to the backgrounds of future residents that would be residing at 
the property and the location of a nursery and schools in the vicinity of the site.  
Concerns have also been raised relating to other similar facilities run by the 
applicant company namely at Redwood House on Newton street and its effects 
on the community and individuals.       
 

7. The fear of crime and anti-social behaviour are relevant considerations in the 
determination of the application. However, the weight that can be afforded to 
them depends on whether or not the evidence shows that the potential risk of 
crime and anti-social behaviour are shown or expected to be high and the 
consequences for the community and individuals are serious. 
 

8. It is an established principle in law (Smith V First Secretary of State [2005]) that 
fear of crime can be a material consideration in planning (as an element of 
public safety) but that fear itself is not enough. That fear has to be objectively 
justified rather than just perceived. So in order to take criminal incidents into 
account it is necessary not only to attribute them to the individuals concerned 
but also to the use of the land.  If the concern for the future rests at least partly 
on assumption not supported by evidence as to the characteristics of the future 
occupiers it cannot be taken account. 
 

9. Given the objections raised by local residents, Greater Manchester Police 
(GMP) have been consulted. They advise that they have reviewed previous 
incidents / reports at Redwood House which shows the usual prison release 
information and visits by officers which is to be expected with such an 
establishments. This information has found nothing in the way of disorder or 
trouble at the premises which would indicate any management issues or 
problems in the way it is managed. As such GMP have no grounds to object to 
this proposal. 
 

10. It is acknowledged that Kings Road is a quiet residential street. The persons to 
be accommodated at the site might give rise to the issues raised in the 
objections submitted by local residents, but equally they may not. There is no 
evidence at this time that would indicate that this facility and the applicant’s 
other facilities give rise to these particular issues, and therefore the concerns 
are not supported by evidence that can be attributed to the applicant. 
 



11. As such, it is concluded above that the proposed use would not have a harmful 
impact on the amenity of surrounding residents, it is not considered that 
sufficient evidence exists to raise a sustainable reason for refusal in respect of 
fear of crime and anti-social behaviour. 

 
Accommodation Standards, Impact on Residential Amenity and Noise 
 

12. Core Strategy policy DM1 requires all development proposals to demonstrate 
that they will not have a negative impact upon the amenity of future residents 
and occupiers.  Policy G9 requires that sensitive new developments such as 
housing are not adversely affected by existing sources of pollution, including 
noise, from certain types of industry.  Paragraph 130 of the National Planning 
Policy Framework advises that planning decisions should result in places with a 
high standard of amenity for existing and future users. 
 
Accommodation Standards 

  
13. With regard to the living conditions of future occupiers of the property, it is noted 

that all bedrooms would be provided with natural light and ventilation, with an 
outlook onto Kings Road to the front or the garden areas to the side and rear. 
Internally a large communal area would be provided on the ground floor of the 
property, allowing for adequate provision of shared amenity space, whilst a 
kitchen and sitting rooms would also be provided. Each individual bedroom 
would have a toilet and washing facilities and garden areas are proposed to the 
rear of the building for sitting out and for bin storage away from public vantage 
points. 
 

14. Therefore, the use of the premises for 14 occupants would provide acceptable 
amenity standards for future occupiers in this location and would accord with 
Policies DM1 and G9 of the RCS, and the National Planning Policy Framework. 

 
Impact on Surrounding Residential Occupiers 
 

15. The site lies within an established residential area, with neighbouring semi-
detached and detached dwellings surrounding the site. The proposal does not 
seek permission for any external alterations to the existing property. Internally 
14 bedrooms would be provided at first and second floor levels where the 
windows to these bedrooms would be located on the front, rear and side 
elevations; therefore there would be no increased overlooking of neighbouring 
properties than existing.  Other rooms would largely remain as existing, and in 
this respect there would be no change to the established physical relationship 
between the host and surrounding properties. 

 
16. Given the size of the building and scale of the use (which is to an extent self-

limiting by virtue of the size of the property), it is considered that the occupation 
of the property by 14 residents and six staff would not intensify the use of the 
site by a significant degree. It is considered that the levels of activity at the site 
would not be appreciably different to those associated with the current use as a 



hotel.  Although the level of intensification, through staff comings and goings 
and care professionals visiting the site may increase, it would not be so 
significant as to cause harm to the amenities of surrounding properties, and 
where the size of current hotel accommodates large functions with frequent 
comings and goings.  

17. The Council’s Environmental Health Officer has been consulted and has no 
objections in relation to noise nuisance as a result of this development and 
states that the proposal is likely to generate less noise than the existing use. 

 
18. In light of the context of the surroundings of the site and the associated levels of 

general activity and noise, and bearing in mind the existing use of the site as a 
Hotel, it is not considered that the change of use to a rehabilitation centre would 
result in significant further increase in activity levels.  
 

19. A condition is recommended to limit the number of service users/resident at the 
property in order to prevent any further intensification without assessment of the 
impacts by the Local Planning Authority. 
 

20.  As such, the noise and disturbance associated with residential activities and 
comings and goings etc. from the proposed development would not increase to 
the extent that would unduly impact on the amenity of residents of surrounding 
properties. 
 

21. Therefore, it is considered that the development would not have an undue 
adverse impact on the living conditions of the nearby residents.  The proposal is 
therefore considered to be in accordance with the requirements of Policies DM1 
and G9 of the Rochdale Core Strategy, the relevant requirements of the 
Residential Development SPD and the National Planning Policy Framework. 

 
Heritage 
 

22. The application property is a non-designated heritage asset due to its historic 
and architectural interest, a former mill owner’s residence built in 1848. 
Paragraph 203 of the NPPF states that the effect of an application on the 
significance of a non-designated heritage asset should be taken into account in 
determining the application. A balanced judgement will be required having 
regard to the scale of any harm or loss and the significance of the heritage 
asset.        
 

23. The proposed works to convert the building into a rehabilitation centre does not 
include any external changes.  As such there are no heritage objections to the 
conversion of the building which would retain its existing features and historic 
character.  
 

24. Therefore, it is considered that the proposal would have a neutral impact on the 
significance of the non-designated (Building) heritage asset.  The proposal 
would therefore preserve the character and appearance of the building and 
would not be in conflict with the aims of policies DM1, P3 and P2 of the adopted 



Core Strategy, saved UDP policy BE/18 and the National Planning Policy 
Framework. 

 
Accessibility and Highways 
 

25. The site is situated in a residential area with good accessibility with frequent bus 
services provided along A644 and a short walking distance to Oldham Road 
local centre. 
 

26. The proposed development would retain the existing 17 car parking spaces to 
the front and side of the building.  The existing separate entrance and exit would 
be retained, whilst the existing TPO trees at the site would be unaffected by this 
proposal.  In addition, there are no proposals to extend the existing building or 
change the existing parking arrangements. 

 
27. The Council’s maximum car parking standards require 1 space per 4 bedrooms. 

As such the car parking spaces provided at the site far exceed the required 
standard. As such the proposed parking provision is considered to be 
acceptable. 
 

28. The Highways officer states that ‘in terms of highways impact, the existing use 
as a hotel would have very similar traffic generation and parking requirements 
as the proposed use. The servicing requirements for the building are also likely 
to be unchanged’. 

 
29. As such, the proposal would not unduly impact on the highway safety and would 

therefore accord with policies DM1 and T2 of the adopted Rochdale Core 
Strategy, the relevant requirements of the Residential Development SPD and 
the NPPF. 

 
Conclusion 
 

30. The proposed rehabilitation centre would be acceptable in principle in this 
location and no unacceptable harm has been identified in respect of crime, the 
residential amenity of surrounding occupiers or the living conditions of the future 
occupiers. The proposal would have a neutral impact on the significance of the 
non-designated (Building) heritage asset.  The highways and parking proposals 
are also considered acceptable and the recommendation is therefore to grant 
planning permission.  

 
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 related to the following plans:- 
 

 Location Plans - GL408B 00 
 Existing Ground Floor and Basement Plans - GL408B 11 
 Existing First and Second Floor Plans GL408B 21 
 Proposed Ground Floor and Basement Plans - GL408B 61 
 Proposed First and Second Floor Plans GL408B 61 received 

06/12/2021 
 

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 adopted 
Rochdale Core Strategy, the saved Rochdale Unitary Development Plan and the 
National Planning Policy Framework.  

 
3. The number of bedrooms shall not exceed 14 (fourteen) and not more than 14 

(fourteen) residents shall be cared for at any time. 
  
Reason: In order to limit the scale and intensity of the use and to avoid 
unacceptable levels of noise and disturbance in the interests of the amenity of 
surrounding residents in accordance with the requirements of Policies DM1 and 
G9 of the adopted Rochdale Core Strategy and the National Planning Policy 
Framework. 
 

4. Notwithstanding the provisions of the Town and Country Planning (Use Classes) 
Order 1987 (as amended), and the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (as amended), or any equivalent 
Order following the amendment, revocation and re-enactment thereof, the 
premises shall only be used for the provision of residential accommodation and 
care to people in need of care, and for no other purpose (including any other 
purpose in Class C2 of the above Order). 
 
Reason: In order to safeguard the amenities of surrounding properties, and in 
compliance with Policies DM1 and G9 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework.


