
PLANNING & TRANSPORTATION REGULATORY PANEL
PART I
SECTION 1: APPLICATIONS FOR PLANNING PERMISSION
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APPLICATION No: 19/74446/FUL
APPLICANT: Mrs Tina Jones
LOCATION: 7B Moorfield Road, Swinton, M27 0FL
PROPOSAL: Retrospective planning application for the change of use from 

retail (A1) to a mixed use beauty salon (sui generis) with ancillary 
retail use (A1) and alteration to form kiosk for the sale of soft 
drinks, together with new shop front, alterations to elevations 
and external decked area.

WARD: Worsley

Description of Site and Surrounding Area 

The application site forms an existing ground floor retail premises addressed as No.7B Moorfield Road however 
solely accessed from Clovelly Road, adjacent to the junction with Allenby Road, in Swinton. The property has an 
established lawful use for Use Class A1 retail purposes, having previously been occupied by a sweet shop with 
outdoor seating which ceased operations in February 2019. The store also forms part of a wider undesignated 
shopping precinct comprising eight commercial units within Use Class A1 uses arranged amongst a block 
delineated by four roads; to the north, south, east and west. The units are also interspersed by residential 
properties, most notably above the shopping frontages themselves. 
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The application site lies on the western peripheries of the shopping precinct, being bound by a shared ginnel 
with a large Co-op convenience store along the A572 Worsley Road to the southern aspect. The northern 
boundary is shared with the residential property of No.7A with The Ironing Shop beyond, positioned on the 
corner of Moorfield Road and Clovelly Road. The eastern boundary adjoins the rear curtilage of No.5 Moorfield 
Road (occupied by a fish and chip shop) whilst the western aspect comprises Clovelly Road and the side 
elevation of No.1 Allenby Road. 

Clovelly Road is a one way street from Worsley Road up until the junction with Allenby Road and comprises a 
mixture of double yellow lines and single yellow lines restricting car parking between the hours of 8:00am-
6:00pm Monday to Saturday.

Description of Proposal 

Retrospective permission is sought for the:
 Replacement of the existing shop front to No.7B with a traditional timber shop front with integrated 

columns, stall risers and signage board; and the 
 Incorporation of timber panelled boarding across the proposed kiosk’s frontage, and 

 Proposed use of the existing Use Class A1 retail premises into a Sui Generis beauty salon with ancillary 
retail provision;  

 Proposed Use of covered store into a kiosk for the sale of soft drinks with outdoor decking area; 

There is no allocated car parking associated with this development and no hours of operation have been 
confirmed alongside the submission.

Publicity

Site Notice: Non HH Article 15 Date Displayed: 12 December 2019
Reason: Wider Publicity

Press Advert: Not applicable.
Reason: Not applicable. 

Relevant Site History

No relevant site history.    

Neighbour Notification 

Six neighbouring occupiers have been notified of the application by letter dated 21st November 2019.

Representations 
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Eight letters of representation objecting to the proposed development have been received in response to the 
application publicity. The representations are summarised below:

Principle 

 At a time when childhood obesity and dental problems are on the increase and local authorities are 
discouraging junk food close to schools, it seems to me it would be going against all medical advice to 
allow a kiosk selling sugary drinks and milk shakes on what is a busy route to a local school;

 The area is well served by hair/beauty shops and the Co-op sells a comprehensive range of soft drinks 
so neither of these proposed businesses bring any benefits to the area, only negative ones;

 There is no need for a beauty shop;
 There is no need for a kiosk selling soft drinks. The Co-op is already open from 7am to 10pm 7 days a 

week and sells soft drinks. As such, there is no need for another shop selling drinks. 

Highways

 Lack of parking provision;
 Clovelly Road already heavily congested and parking enforcement officers are visiting daily to ensure 

the area is safe for the community;
 Concerned that customer parking will increase for a longer period of time whilst having refreshments at 

this new premise;
 Can any parking provision be put forward or a layby be provided?;
 There are already 4 Businesses of a similar nature: 2 barbers,2 hairdressers/beauty salons on this 

small block of shops and along with the Co-op late shop plus the chip shop, they are creating what is an 
intolerable parking, litter and pollution problem in the surrounding residential area;

 Because of limited parking space pavements are being damaged with vehicles using them for parking, 
and local residents have difficulty accessing their own their own driveways and properties;

 By nature of this proposed business both the staff and clients will be parking for long periods of time in 
an area that is already at saturation point, it just can't take any more traffic;

 This type of business has the potential to expand into something more than a drinks kiosk which will 
bring more chaos into the already chaotic area;

 Parking around this area is atrocious, not only for the staffs who work in the businesses who add to the 
congestion, but from the customers who use the shops and the need to find parking;

 The Coop is also a very busy store where their large delivery lorries block Clovelly Road every day and 
their customers park on the yellow lines on Clovelly Road or if no room will use the side roads i.e. 
Allenby Road, Granby Road or Moorfield Road with no consideration of the residents who live there;

 Excessive parking along Allenby and Granby Road;
 6 of the present 8 shops in this area are all businesses where people park and stay for varying long 

periods of time, one of them being a very comprehensive beauty salon covering hairdressing, nails, 
Botox, waxing, a make-up artist and numerous other beauty treatments. To allow another shop of the 
same type will only exacerbate the problem for local residents who are frequently blocked in their drives 
by very rude, uncaring motorists who park on the double yellow lines and across garden gates; and

 Those who use the hair and beauty shops stay for at least 1 – 3 hours compared to other shops which 
are passing trade (5-10 minutes).

Amenity to neighbouring properties 

 Local residents have endured months of noise and rubbish whilst work has been ongoing at these 
premises , it just shows a complete disregard for authority and for the people who live nearby, that they 
went ahead without the necessary planning permission and that when the alterations look near 
completion it’s been applied for.

Antisocial behaviour 

 A kiosk for the sale of soft drinks will cause litter and encourage young people to hang around this 
residential area. There have been problems in the past with youths causing anti-social behaviour 
around the Coop. 
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Miscellaneous 

 The conversion should not have proceeded without planning permission. Does this mean that it will 
automatically be granted?

Consultations

Local Highway Authority – No objection. 

It is noted that the proposal does not provide off-street parking spaces and therefore it is anticipated that any 
parking associated with the development is likely to take place on the surrounding residential streets as per 
permitted development.

The Local highway Authority is mindful of that the development is of a minor scale and located within a large 
residential catchment area, which it intends to serve. Therefore the proposal is in accordance to NPPF it would 
not be considered as unacceptable or “severe” impact on local highway network.

Senior Drainage Engineer - No objection.

It is advised that all works should be undertaken in accordance with Building Regulations Approved Document 
H.  

Air Quality, Noise, Contaminated Land – No objection. 

The proposed development 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. As such I have no objections to the 
development on Air Quality Grounds.

No objection raised in respect to noise and any resultant disturbance.  

Planning Policy

Development Plan Policy

Unitary Development Plan A2  -  Cyclists, Pedestrians and the Disabled
This policy states that development proposals, road improvement schemes and traffic management measures 
will be required to make adequate provision for safe and convenient access by the disabled, other people with 
limited or impaired mobility, pedestrians and cyclists

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Park
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; 
and parking facilities should be provided consistent with the provision and maintenance of adequate standards 
of safety and security.

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 DES2  -  Circulation and Movement
This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related 
to public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other 
road users.

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.
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Unitary Development Plan DES8  -  Alterations and Extensions
This policy states that planning permission will only be granted for alterations or extensions to existing buildings 
that respect the general scale, character, rhythm, proportions, details and materials of the original structure and 
complement the general character of the surrounding area.

Unitary Development Plan S3  -  Loss of Shops
This policy states that utside town and neighbourhood centres, planning permission will be granted for the 
change of use of local shops from Class A1 retail where the proposal is consistent with the other policies and 
proposals of the plan, and it can be demonstrated either that there is no demand for the retail use of the 
property or that an alternative use would be more appropriate.

Unitary Development Plan ST1  -  Sustainable Urban Neighbourhoods
This policy states that development will be required to contribute towards the creation and maintenance of 
sustainable urban neighbourhoods.

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.

Other Material Planning Considerations

National Planning Policy

National Planning Policy Framework
National Planning Policy Guidance

Local Planning Policy

Supplementary Planning Document  -  Design
This document  reflects the need to design in a way that allows the city to support its population socially and 
economically, working with and inviting those affected into an inclusive decision making process. Equally, 
development must contribute to the creation of an environmentally sustainable city supporting the natural 
environment minimising the effects of, and being more adaptable to, the potential impact of climate change.

Planning Guidance – Shop Fronts
The guidance seeks to achieve design which corresponds with the architectural integrity of the building which 
enhances and contributes towards the street scene. 
 
It is not considered that there are any local finance considerations that are material to the application

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).
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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.

Appraisal 

The main considerations in the determination of this application include:
- Principle of development;
- Siting, scale and design; 
- Amenity to neighbouring occupants; and 
- Highways.

Principle of development 

Policy S3 of the UDP states outside town and neighbourhood centres, planning permission will be granted for 
the change of use of local shops where the proposal is consistent with the other policies and proposals of the 
plan, and it can be demonstrated either that there is no demand for the retail use of the property or that an 
alternative use would be more appropriate.

Permission is sought for the conversion of the existing Use Class A1 retail premises into a predominantly Use 
Class Sui Generis beauty salon with an ancillary retail function, alongside the creation of an adjoining kiosk for 
the selling of soft drinks. 

In this instance it is acknowledged that the applicant has failed to demonstrate that there is no future demand for 
a purely A1 retail use on the premises with no marketing information provided which proves that a Use Class A1 
shop would no longer be viable. Notwithstanding this, consideration is given to the length of time the unit has 
remained vacant (12 months), in addition to the relatively small scale nature of the proposed development (only 
three stations) which as alluded to within the preceding sections of this report would not significantly, or 
demonstrably, impact upon the amenities of local residents or the local highway network. Moreover, it has been 
confirmed by the applicant that an A1 retail function will remain within the beauty salon through the selling of 
organic and animal cruelty free beauty products. Furthermore, the conversion of the storage area to be used as 
a kiosk for the selling of healthy organic juices and shakes also maintains a retail function to the benefit of the 
overall scheme presented to Panel members. 

Great concern has also been raised by members of general public in respect to the need for such uses within 
the shopping precinct. Whilst this is duly noted, it is nonetheless immaterial in the determination of this 
application. It is not the purpose of the planning system to restrict businesses operating within corresponding 
markets and therefore this should not form a viable reason for refusal. 

As recognized through The Town and Country Planning (Use Class) Order 1987 (as amended) a beauty salon 
operates outside the realms of a traditional A1 retail use and therefore differentiates from other comparable 
uses perceived as being similar, such as hairdressing. However, in this instance it is considered comparable 
and given the small scale nature of the proposed development the scheme is unlikely to generate high levels of 
footfall or a significant increase in vehicle movements over and above those already generated around the 
shopping precinct. To this end it is considered that the proposal sufficiently complies with the provisions of 
Policies S3 and ST1 of the UDP and the principle of development should be accepted. 

Siting, scale and design

Policy DES1 of the UDP 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.

The proposal seeks alteration to the front elevation of the building through the creation of a traditional timber 
shop front incorporating stall risers, pilasters, a new facia board and cornicing for the beauty salon. In respect to 
the kiosk the applicant has chosen a more contemporary shop front with vertical timber boarding to add visual 
interest. This is in addition to the provision of approximately 9 meters of living foliage above both facias in order 
to contribute towards the City Council’s Green City Program. 
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It is therefore considered that the proposal represents a high standard of design and sufficiently corresponds 
with the sites location within a defined shopping frontage in accordance with Policy DES1 of the UDP and the 
Council’s Design Guidance for Shop Fronts. 

Amenity to neighbouring occupants

Policy DES7 of the UDP states that all new development will be required to provide potential users with a 
satisfactory level of amenity. Development will not be permitted where it would have an unacceptable impact on 
the amenity of occupiers or users of other development.  In respect to noise and disturbance, Policy EN17 
requires that development which poses an unacceptable risk or nuisance should provide appropriate mitigation 
to offset any identified harm. 

The application seeks to utilise, to a larger degree, an existing retail premises which was known to generate 
passing footfall whilst operational. To this end the incorporation of a beauty salon with adjoining kiosk is unlikely 
to significantly increase the levels of noise and disturbance above and beyond that which existed previously and 
therefore restrictions to the operational hours or other mitigation measures are not reasonably necessary. 

Whilst subjective, it is not the opinion of the Officer that the creation of a small kiosk selling healthy soft drinks 
will unintentionally cause significant levels of litter or encourage anti-social behaviour to the detriment of 
neighbouring occupiers. 

To this end the proposal is considered to satisfy the requirements of Policies DES7 and EN17 of the UDP. 

Highways

The application has been reviewed by the Local Highway Authority who notes that whilst there is no off-street 
car parking provision it is anticipated that any patron to the development will likely come from the local area. The 
applicant has also confirmed that being a local business, employees will not be driving to the application site 
and therefore the proposal would not amount to any loss of car parking provision on nearby streets. 

The shopping precinct benefits from unrestricted car parking along Moorfield Road however double yellow 
markings are sited along Worsley Road and Moorside Road. Clovelly Road is also partially double yellowed up 
until the junction with Moorfield Road whilst the western side of the street is single yellowed with a restriction in 
car parking between the hours of 8:00am and 6:00pm. The neighbouring residential streets of Allenby Road and 
Gordon Road do not have any restrictions.  

As viewed on site it would appear that the existing parking issues, particularly along Clovelly Road, originate 
from the lack of car parking associated with the Co-op convenience store which has resulted in unlawful car 
parking and congestion along the street. However, whilst the Council duly notes the concerns raised by local 
residents the Local Highway Authority is not convinced that a development of this scale would cause cumulative 
harm upon the local highway network to warrant a reason for refusal. As confirmed through Paragraph 109 of 
the NPPF (2019) “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”.

To this end the creation of a small beauty salon and soft drinks kiosk is not considered to have an unacceptable 
impact upon highway safety or lead to a situation whereby the residual cumulative impacts on the road network 
would be severe in accordance with Paragraph 109 of the NPPF (2019) and Policy A8 of the UDP. 

Recommendation
Approve

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).
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2. The development hereby permitted shall be carried out in accordance with the following approved 
plans:

Site and Location Plans 3421:01 Rev A
Proposed Plan and Elevation Dwg.3421:03 Rev C

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

Notes to Applicant

1. Drainage

It is advised that all works should be undertaken in accordance with Building Regulations Approved 
Document H.  


