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APPLICATION No: 19/73259/COU
APPLICANT: Miss Hannah Cunningham
LOCATION: 163 Leigh Road, Worsley, M28 1LN
PROPOSAL: Change of use from C3 (dwelling) at ground floor level to sui 

generis (beauty salon)
WARD: Boothstown And Ellenbrook

Description of Site and Surrounding Area 
This application relates to a two-storey end terraced building, currently in use as two self-contained flats. The 
property is dual-fronted, facing Leigh Road and Boothshall Road. There are garden spaces to the front, side and 
rear. Beyond the rear boundary is an alleyway leading from Boothshall Road to Leigh Road. The wider area is 
predominantly residential in nature but the boundary of Boothstown and Ellenbrook Neighbourhood Centre (The 
Standfield Centre) is opposite the site within which are a number of commercial units including retail 
(convenience), pharmacy, betting shops and food and drink uses.

Description of Proposal 
Planning permission is sought for the change of use of the ground floor of the property to a beauty salon (sui 
generis). The beauty salon will include a reception room with nail desk and pedicure chair, a treatment room, a 
store room, kitchen and welfare facilities. There are no external alterations proposed. 

The proposed business will be operated solely by the applicant and only up to three days per week 
(Wednesday, Thursday and alternate Saturdays) between the hours of 10:00 to 20:00 weekdays and 09:00 to 
17:00 Saturdays. There is no business operation on Sundays and Bank Holidays.

Publicity
Site Notice: Not Applicable
Reason: 

Press Advert: Not Applicable
Reason: 
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Neighbour Notification 
10 neighbouring occupiers have been notified of the application.

Representations 

33 letters of representation have been received from 22 addresses in response to the application publicity. The 
issues raised can be summarised as follows:

 Only one neighbour was notified,
 The Council has failed in its legal obligation to notify neighbours,
 Traffic and parking in the streets is already busy and will be exacerbated by the new business,
 Drivers already park on the double yellow lines,
 A beauty salon will be an eyesore,
 There is no need for an additional beauty salon,
 Negative impact on house values,
 Impact on housing supply,
 It would be unfair on other similar businesses of which there are upto 6 in the area,
 Neighbours do not wish to see signage,
 One resident received 6 copies of the notification letter,
 There is no control over future usage of the property,
 It is a residential area,
 The business will cause nuisance to residents,
 Additional burden on the drainage system,

In response:
Ten neighbouring properties have been notified of the application, which exceeds the requirements of the Town 
and Country Planning (Development Management Procedure) (England) Order 2015 (as amended).

Contravention of Traffic Regulation Orders (i.e. double yellow lines) is not a matter controlled by the planning 
system.

In relation to the proposed salon becoming an eye sore, it is noted that there are no external alterations 
proposed. 

Property values are not a material planning consideration.

Business competition is not a material planning consideration.

There are no valid applications for advertisements at this time.

It is unclear why one resident would have received 6 copies of the notification letter. 

The proposed salon use does not fall within a standard use class and is in a class of its own (Sui Generis). Any 
future proposed use will therefore require planning permission and so there is control over the future use if this 
proposed use is approved and ceases.

The other issues raised will be addressed in the appraisal below.

Relevant Site History
06/52908/COU - Change of use from single family dwelling into two apartments - Approve - 26 July 2006   

Consultations
Highways - No objections.  

Senior Drainage Engineer - No comments received to date  

Air Quality, Noise, Contaminated Land - No objections subject to conditions.  
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Planning Policy
Development Plan Policy
Unitary Development Plan DES1  -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect 
and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan A8  -  Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan EN17  -  Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is 
no unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory 
level of amenity.

Unitary Development Plan EN19  -  Flood Risk and Surface Water
This policy states that any application for development that it is considered likely to be at risk of flooding or 
increase the risk of flooding elsewhere will need to be accompanied by a formal flood risk assessment. It should 
identify mitigation or other measures to be incorporated into the development or undertaking on other land, 
which are designed to reduce that risk of flooding to an acceptable level.

Other Material Planning Considerations
National Planning Policy
National Planning Policy Framework

Local Planning Policy

It is not considered that there are any local finance considerations that are material to the application

Appraisal 
The Greater Manchester Spatial Framework Draft 2019 (“GMSF”) and the Revised Draft Local Plan 2019 were 
subject to public consultation until 18th March and 22nd March 2019 respectively.  They will go through a number 
of further stages, including examination at a public inquiry, before they are adopted.  Adoption is expected to 
take place towards the end of 2020 or early 2021.

Now the GMSF and Local Plan are published documents decisions, including those by the Council and 
ultimately by inspectors on appeal, are able to start to afford them some weight as emerging policies.  However, 
as the weight given depends on the stage of the plan; unresolved objections; and consistency with the 
Government’s policies, the weight currently to be attached to the GMSF and Local Plan is only limited.  The 
weight moving forward will be reviewed and is likely to depend on the extent to which there are unresolved 
objections emerging from the consultation process.

In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to 
consider the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan 
(paragraph 213 NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for 
the purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

Principle of Development
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The application site is located on the edge of the boundary of the Boothstown and Ellenbrook Neighbourhood 
Centre. The area of floor space to be occupied by the proposed beauty salon measures approximately 60m². 
There are currently no vacant units within the nearby neighbourhood centre and, given the small scale of the 
applicant’s property; it is not considered that the proposed use will have a detrimental impact on the vitality and 
viability of the local centre. The existing building is in residential (C3) use as two residential units. The proposal 
will see the loss of a two bedroom apartment. It is not considered that this will detrimentally impact the housing 
supply in the area and the Council are able to demonstrate a five-year supply of housing. On this basis, the 
proposal is considered to be acceptable in principle.

Highways
There is one parking space available within the rear yard of the site which is associated with the ground floor 
apartment/proposed business and so it is anticipated that customer parking associated with the use is likely to 
take place on the surrounding streets, as per the existing arrangements for any visitors to the apartment. There 
are areas of the highway protected by double yellow lines within the vicinity of the site, mainly protecting the 
junctions. There are large stretches of unrestricted parking along Leigh Road and Boothshall Road. There is 
also a public car park in close proximity, behind the commercial units at the Standfield Centre. The issues raised 
by objectors are noted, and not disputed, but at the time of the officer’s visit, during ordinary working hours, the 
streets around the applicant’s property were accessible and there were places available to park without 
detriment to neighbours or highway safety. The business operating hours are largely outside of peak times.

There are bus stops located in close proximity to the site, on Leigh Road, which provide good access to bus 
services connecting to east Salford, Manchester, Leigh and Wigan.

The proposal has been reviewed by Urban Vision’s Highways consultant who has advised that in terms of traffic 
impact, taking into consideration of the scale and nature of the development, the proposed use is unlikely to 
severely impact the operational capacity of the highway network, as per paragraph 109 of the NPPF, and raises 
no objection.

Amenity
The proposed beauty salon will be operated between the hours of 10:00 to 20:00 Monday to Friday and 09:00 to 
17:00 on Saturdays with no operation on Sundays and Bank Holidays. It is considered that these operating 
hours are appropriate for such a use within a largely residential area. 

As the first floor of the premises will remain in residential use, the proposed beauty salon will share a party 
boundary between the ceiling and floor and so there is potential for the emanation of noise from the commercial 
activity to cause a negative impact on the amenity enjoyed by first floor occupiers.  

The current floor/ceiling between the uses is unlikely to provide much resistance to the passage of sound as it 
was intended to be a division between rooms of the same household (the property was historically one single 
family dwelling).  It is necessary to ensure adequate acoustic insulation is provided between the two adjoining 
uses to safeguard residential amenity of the dwelling above. 

There are methods of adequately insulating party floors and ceilings that will suitably acoustically insulate the 
unit and prevent detrimental harm to the occupiers of the first floor. This can be secured by condition, to be 
agreed and implemented prior to the first use of the beauty salon. On this basis, it is considered that the 
proposal is acceptable in terms of the impact on the amenity of neighbouring residents.

The site is not within the Greater Manchester Air Quality Management Area.  The scale and nature of the 
development is not likely to have a significant impact on traffic and so there are no objections to the 
development on air quality grounds.

Drainage
The site is located within a Critical Drainage Area. The development will not increase the level of hardstanding 
at the site and it is not considered that the proposed use will exacerbate flood risk.  The application form 
confirms that the property will continue to be connected to the mains sewer for foul sewage.

Recommendation
Approve

1. The development must be begun not later than three years beginning with the date of this permission.
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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:

Location Plan received on 24th April 2019
Proposed_Alterations, drawing number 002 Revision X

Reason: For the avoidance of doubt and in the interest of proper planning.

3. Prior to the use commencing, a scheme for acoustic insulation to be applied to the party floor between the 
proposed ground floor use and the first floor residential use shall be submitted to and agreed in writing by 
the Local Planning Authority. The scheme shall achieve a minimum sound insulation value for airborne 
sound of 55 DnTw+CTR. The acoustic insulation scheme shall be installed strictly in accordance with the 
approved details, prior to the use commencing and shall be maintained thereafter.

Reason: In the interest of the amenity of residents in accordance with policy EN 17 of the City of Salford 
Unitary Development Plan and the National Planning Policy Framework.

Reason for pre-commencement condition: To ensure that suitable insulation is installed prior to the use 
commencing in order to safeguard the amenity of residents within the first floor residential 
accommodation.

Notes to Applicant

1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining related 
hazards.  If any coal mining feature is encountered during development, this should be reported immediately to 
the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority 

This Standing Advice is valid from 1st January 2019 until 31st December 2020

2. As an example, the acoustic insulation required by condition 3 can be achieved by a professionally 
installed suspended ceiling incorporating appropriately specified acoustic insulation material.


