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Report Title: Report to Planning Committee
Application Number	25/00188/FUL
Proposal	Change of use of part of ground floor from dwellinghouse (Use Class C3) to barbershop (Use Class E).
Site	87 Bridge Street, Heywood, OL10 1JG
Applicant	Mr Kristjan Nikolla (Applicant) Mr Chris Wilkinson (Agent)
Recommendation	Grant subject to conditions
Reason for Report	Call in from Ward Councillor Angela Brown due to loss of residential space, oversupply of commercial units and barbershops, risk of future change of use within Class E resulting in harm to residential amenity, impact on the character and appearance of the terraced row, insufficient space for refuse bins and impact on highway safety.
Background Papers	The planning application documents are background papers to the report. They are open to inspection in accordance with Section 100D of the Local Government Act 1972.
1. Site and Surroundings

1.1 The application relates to 87 Bridge Street, a two storey, end of terrace house located in the Bridge Street Linear Commercial Area as per saved policy S/6 of the Unitary Development Plan (UDP). 

1.2 The application property is located on a corner plot at the junction of Bridge Street and Pilsworth Road, approximately 156m west of the Heywood Town Centre boundary as defined by saved UDP policy G/S/1. 

1.3 The adjoining property, 89 Bridge Street, is residential and the Bridgewood Lodge retirement flats are adjacent to the rear (south). There is a kitchen showroom across Bridge Street to the north and The Brick House, a former public house which has been converted to residential flats, is located across Pilsworth Road to the east.  

1.4 The existing property has four bedrooms, one bathroom, a kitchen and a living room with a gross internal floor area of 80.2m2. It benefits from a small rear yard with one parking space which can be accessed from both Bridge Street and Pilsworth Road via a rear service road.

2. Proposal
2.1 Permission is sought to change the use of part of the ground floor from residential (Class C3) to a barbershop (Class E). The only external alteration would see the installation of a fascia sign to the front elevation which would require separate advertisement consent and does not form part of this application. 

2.2 As a result of the works, the existing dwelling would lose approximately 17.6m2 of gross internal floor area, reducing from four bedrooms to three. The dwelling would retain its existing off-street parking space and would be accessed via the kitchen door to the rear.

3. Relevant Planning Policy
3.1	National Policy and Guidance
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
3.2	Adopted Development Plan
Places for Everyone Joint Development Plan (PfE):
JP-P1		Sustainable places
JP-P2		Employment sites and premises
Adopted Rochdale Core Strategy (CS):
C3		Delivering the right type of housing
E1		Establishing thriving town, district and local centre 
G9		Reducing the impact of pollution, contamination and land 			instability
P3 		Improving design of new development
T2		Improving accessibility
DM1 		General development requirements
 
Saved Policies of the Unitary Development Plan (UDP): 

G/D/1		Defined Urban Area
G/S/1 		Town Centres
G/R/1		Physical Regeneration
S/6		District Centre, Local Centres And Linear Commercial Areas

Supplementary Planning Documents (SPD):
 
Supplementary Planning Guidance note ‘Guidelines and Standards for Residential Development’ (June 2016).
 
Other Considerations
3.3	The application has been considered having regard to Article 1 of the First Protocol of the Human Rights Act 1998, which sets out a person's rights to the peaceful enjoyment of property and Article 8 of the Convention of the same Act which sets out his/her rights in respect for private and family life and for the home. Officers consider that the proposed development would not be contrary to the provisions of the above Articles in respect of the human rights of surrounding residents/occupiers.

3.4	The application has been considered in accordance with the Rochdale Equity, Diversity and Inclusion policy – Embracing All Voices (2024-2026), which seeks to promote a culture of equity, diversity and inclusion that benefits the community as a whole.

4. Planning History
4.1	N/A

5. Publicity
Members

5.1 The application has been called in by Councillor Angela Brown due to concerns about the loss of high demand residential space and an oversupply of small commercial units, the high concentration of barbershops in the area, the sprawl of the town centre, the potential impacts on residential amenity as a result of future changes of use under Class E, the impact of a commercial frontage on the character and appearance of the terraced row, the lack of space for commercial waste bins and the impact on highway safety. 

5.2 Councillor Brown has suggested several conditions in the event of an approval, such as a restriction on the type of use and opening hours, a requirement for the unit to be converted back to residential use should the business cease operating and a restriction on the type of signage to the front elevation. 



Summary of Third Party Responses

5.3 The application has been publicised by neighbour notification letters to neighbouring properties and a site notice. 

5.4 30 objections have been received in response to the proposals and the comments are summarised as follows:

Principle

· Loss of residential space.
· There are lots of vacant commercial units in Heywood.
· Oversupply of barbershops in Heywood.
· Officer comments: Where relevant, these are discussed in the Principle of Development section of the report.

Highway and Road Safety

· Lack of parking.
· Development situated at busy junction.
Officer comments: Where relevant, these are discussed in the Highways and Road Safety section of the report.

Other matters

· Concerns raised about potential money laundering and other criminality.
Officer comments: This is not a material planning consideration. 

6. Consultation Responses
Environmental Health (Noise) 
6.1 The Environmental Protection Team have reviewed the noise assessment prepared by PEAK acoustics, Reference: 1205252, Dated: June 2025. The assessment has concluded the internal noise levels will be met with suitable sound installation by the means of glazing and ventilation. 

6.2 The Environmental Protection Team have no objections to the proposal.
Highways and Engineering
6.3 The Highway Officer notes that the applicant site is within the Heywood local centre, in a very sustainable location. 

6.4 They consider that the level of traffic this development would generate will not create a noticeable impact upon the existing local highway network and that the surrounding highway network will adequately accommodate associated vehicles.
 
6.5 They note that no new access to the highway will be created by this development. They have no concerns regarding servicing or refuse collection from this location and overall have no objections to this proposal.

7. Assessment
Principle of Development

7.1 The application seeks to change the lawful use of part of the existing property to a barbershop (Class E), thus converting the property into a mixed residential (C3) and commercial (E) use. 

7.2 While the proposals would reduce the floor area of the existing dwelling through the loss of a bedroom, it is important to note that there would be no net loss of a residential unit. Moreover, it is not considered that there would be any conflict with CS policy C3, which aims to focus higher density development in and around the borough’s town centres while providing a range of housing types to widen choice and reflect local character. The resultant dwelling is still considered to reflect the local character by providing residential accommodation of a scale commensurate with its edge of town centre location on a key transport corridor.

7.3 When read collectively, paragraph 90 of the NPPF, PfE policy JP-P2 and CS policy E1 aim to focus commercial, retail, cultural and office development within town centres in order to maintain them as thriving and sustainable locations. As such, policy E1 requires such development to be concentrated within, or close to, allocated town centres under saved UDP policy G/S/1. 

7.4 Paragraph 92 of the NPPF states that when considering edge of centre and out of centre proposals, preference should be given to accessible sites which are well connected to the town centre. Applicants and local planning authorities should demonstrate flexibility on issues such as format and scale, so that opportunities to utilise suitable edge of centre sites are fully explored.

7.5 The site falls on the edge of an allocated town centre, however it is within the Bridge Street Linear Commercial Area (saved UDP policy S/6). Therefore, the proposed change of use would constitute a main town centre use outside of the allocated town centre but within an allocated commercial area. The NPPF (pp. 79-80) establishes that references to town centres also apply to district centres, local centres and small parades of shops where they are identified as centres in the development plan. As such, it is recognised that the applicant is not required to demonstrate need or discount alternative sites through a sequential test.

7.6 In light of the above assessment, it is considered that the proposal would result in the creation of a main town centre use of a small scale in an appropriate location while retaining the existing residential unit. The principle of development is therefore considered acceptable.

Design and Visual Amenity

7.7 CS policies DM1 and P3 require development proposals to adhere to high quality design and enhance the borough’s identity and sense of place, by respecting context where it is positive and having regard to the scale, density, massing, height, layout, landscape, materials and access of surrounding buildings and areas in general. 

7.8 The application site is in a linear commercial area characterised by both residential and commercial units. Therefore, it is not considered that the proposed barbershop at ground floor level would look out of place within the wider context. 

7.9 No external alterations are proposed to the building, excluding a proposed advertisement board to the front elevation. It is noted that this board would require advertisement consent and does not form part of the determination of this application.

7.10 In light of the above assessment, the design of the proposal is considered acceptable and therefore in accordance with CS policies DM1 and P3, PfE policy JP-P1 and the NPPF.

Residential Amenity (Neighbour and Occupier)
7.11 Policies in the Core Strategy, PfE and the NPPF seek to ensure that planning decisions should result in places with a high standard of amenity for existing and future users. Although it is expected that most new developments will have some impact on neighbours, it is important to ensure that the impact is not so significant that it results in unacceptable harm. All new developments should avoid causing a significant loss of privacy and/or light for occupiers of new neighbouring dwellings and existing dwellings.

7.12 No external alterations are proposed and therefore it is not necessary to assess the impact of the development on neighbouring properties regarding privacy, natural light or outlook. 

Noise and Disturbance

7.13 Paragraph 198(a) of the NPPF advises that planning decisions should mitigate and reduce to a minimum, potential adverse impacts resulting from noise from new development – and avoid noise giving rise to significant adverse impacts on health and the quality of life. Similarly, CS policy G9 explains that new development should not lead to an unacceptable increase in noise pollution.

7.14 With regards to the character of the surrounding area, while this particular terraced block consists of solely residential properties, it is important to recognise that the properties front a heavily trafficked highway (A58) on the edge of the town centre within an area characterised by both residential and commercial units. Although the proposed barbershop would result in an intensification of the existing use with more frequent comings and goings likely, it is not considered that the differing patterns of behaviour would be out of character with the location. No parking is allocated for the barbershop and there are double yellow lines around the site on both Bridge Street and Pilsworth Road. This would restrict the comings and goings by private vehicles, thus mitigating the impact on the neighbouring properties.  

7.15 The operating hours proposed for the business are 09:00-19:00 Mondays to Fridays, 09:00-18:00 Saturdays and 10:00-17:00 Sundays and Bank Holidays. These hours are considered appropriate, with movements to and from the business generally restricted to typical working hours. To protect the amenity of residents, a condition is recommended to ensure that the business does not operate outside these hours. 

7.16 A Noise Impact Assessment (NIA) has been submitted which sets out several mitigation measures to ensure that conditions in habitable rooms within the application property remain acceptable and within the design criteria outlined in BS8233:2014 - Guidance on sound insulation and noise reduction for buildings. The Council’s Environmental Protection Team has been consulted on the NIA and is satisfied that the internal noise levels can be met with suitable sound installation. This includes replacement double glazing (6mm/16mm/9.5mm) for the living areas, secondary glazing for the bedrooms (‘Selectaglaze’ S10 Slider 4mm 6/50/4) and Titon Sonair ventilation which is a wall-mounted input fan designed with sound attenuating features to reduce noise transferring from outside to inside the home through air filtration and ventilation. The NIA also sets out example sound insulation measures for the barbershop, such as an uprated floor construction. These measures will be secured by planning condition with a requirement for the submission of a verification report prior to the barbershop coming into use in order to confirm that the approved ventilation and acoustic measures have been implemented to achieve the required maximum noise levels.

7.17 Subject to the suggested conditions regarding operating hours and noise mitigation measures, it is not considered that the development would lead to an unacceptable increase in noise pollution for either the application property or the neighbouring properties, in accordance with CS policy G9, PfE policy JP-P1 and the NPPF.

Internal Space Standards 

7.18 PfE policy JP-H3 requires all new dwellings to comply with the Nationally Described Space Standards (NDSS). The NDSS is a technical standards document produced by the Government to ensure internal space within new dwellings is suitable.

7.19 The existing property has four bedrooms (six bed spaces) with a gross internal floor area of 80.2m2. As a result of the works, the existing dwelling would lose approximately 17.6m2 of gross internal floor area, reducing from four bedrooms to three. While the resultant dwelling would fail to meet the minimum gross internal floor area for a dwelling with three bedrooms and four bed spaces, it is noted that the existing dwelling also falls well below the technical requirements (Figure 1). Moreover, by reducing the number of bedrooms while retaining the existing living areas, it is likely that living conditions would improve for the occupants of the dwelling. On this basis, it is not considered that the failure to comply with technical requirements outlined in the NDSS would unduly harm the living conditions experienced by the occupants of the dwelling. 
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Figure 1 - Excerpt from NDSS with relevant sections highlighted in red

Summary

7.20 Subject to the addition of the necessary conditions, the proposal would not unduly impact on the amenity of the occupants of neighbouring properties or the application property and therefore is in accordance with CS policies DM1 and G9, PfE policies JP-H3 and JP-P1 and the NPPF.


Highways and Road Safety

7.21 CS policy T2 seeks to improve accessibility by locating development where good access to public transport is available or can be provided and, in all circumstances, prioritises the safety, accessibility and amenity of those who live or have business in the area. CS policy DM1 also states that all development proposals should provide satisfactory vehicular access with adequate parking, manoeuvring, and servicing arrangements taking into account the proposed use and location. Paragraph 116 of the NPPF 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, following mitigation, would be severe, considering all reasonable future scenarios. 

7.22 The parking, access and servicing arrangements for the existing dwelling would remain unaffected, with one off-street space provided to the rear.

7.23 While no parking has been proposed for the barbershop, it is noted that the site is in a highly sustainable location close to the town centre. Furthermore, the Highways Officer has been consulted on the proposals and raised no concerns regarding parking provision, refuse collection or highway safety. The barbershop would be a small unit and is not considered to have a noticeable impact on the surrounding highway network. 

7.24 As such it is considered that the proposal is acceptable, in accordance with CS policies T2 and DM1, PfE and the NPPF.

8. Recommendation
8.1 	Grant 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 shall be carried out in accordance with the following drawings and documents hereby approved unless otherwise required by the conditions below:

-	Site Location Plan
-	Existing & Proposed Plans and Elevations. Dwg no. 2950_HEY_01_Planning_Rev_A
-	‘Noise Impact Assessment’ prepared by PEAK acoustics, reference: 1205252, dated 13/06/2025

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, the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.

3. The development hereby approved shall be constructed in accordance with the noise mitigation measures set out within the ‘Noise Impact Assessment’ prepared by PEAK acoustics, reference: 1205252, dated 13/06/2025. The barbershop hereby approved shall not be used until a verification report has been submitted to and approved in writing by the Local Planning Authority which confirms that the approved ventilation and acoustic measures have been implemented to achieve the required maximum noise levels. The noise attenuation measures shall be retained as installed thereafter. 

Reason: To safeguard the amenities of residents in order to comply with the requirements of Policies G9 and DM1 of the adopted Rochdale Core Strategy, Policy JP-P1 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.

4. The development hereby approved shall not be operated outside the hours of 09:00-19:00 on Mondays to Fridays, 09:00-18:00 on Saturdays and 10:00-17:00 on Sundays and Bank Holidays. 

Reason: To protect the amenity of nearby occupants and in accordance with policies G9 and DM1 of the adopted Rochdale Core Strategy, Policy JP-P1 of the adopted Places for Everyone Joint Development Plan and the National Planning Policy Framework.
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Table 1. Minimum gross internal floor areas and storage (m?)
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