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	Development Description:
	Proposed change of use and conversion of domestic dwelling into hairdressing salon.

	Site Address/Location:
	9 Birtwistle Terrace, Whalley Road, Langho. BB6 8BT

		

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council have raised the following issues with regards to the proposal:

· Insufficient scope of public consultation 

· Highway safety issues with regards to parking / turning

· Incompatibility of proposal with residential character of area

· Impact of proposal upon housing provision


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	Eight objections have been received in relation to the proposal which are summarised as follows:

· Impact of the proposal upon residential amenity

· Impact of the proposal upon highway safety

· Impact of the proposal upon housing provision

Numerous concerns have also been raised with regards to a potential overprovision of commercial services within the locality however commercial competition does not constitute a material planning consideration and as such cannot be assessed as part of the proposal.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EC1 – Business And Employment Development
Key Statement EC2 - Development Of Retail, Shops And Community Facilities And Services
Key Statement DMI2 – Transport Considerations
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMB1 – Supporting Business Growth

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal relates to a two storey end terraced property in Langho. The property comprises stone elevations, UPVC windows and a slate roof. The application property is situated on a busy main road and forms one of several terraced properties located on the Western side of Whalley Road within the North-eastern area of Langho’s defined settlement area. The surrounding area is predominantly residential in character with a small concentration of commercial premises located approximately 100m metres to the North-west of the application property on Whalley Road between the junctions of Moorland Road and Whinney Lane. 


	Proposed Development for which consent is sought:

Consent is sought for a proposed change of use of an existing residential property to a commercial premises which would operate as a hairdressing salon.


	Principle of Development:

Policy DMB1 of the Ribble Valley Core Strategy seeks to support business growth and the local economy in principle on the basis of the development in question being compatible with the other Development Management Policies of the Core Strategy.

Policy DMG1 of the Core Strategy states:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials [and] consider the density, layout and relationship between buildings, which is of major importance…particular emphasis will be placed on visual appearance and the relationship to surroundings’.

In addition, Policy DMG2 of the Core Strategy states:

‘Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the Tier 1 Villages should consolidate, expand or round-off development so that it is closely related to the main built up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement.’

In this instance, the application property lies within the defined settlement area of Langho which is identified as a Tier 1 Village in the Ribble Valley Core Strategy. The dwelling to be converted is located within a predominantly residential area approximately 100 metres away to the South-west of the village’s commercial nucleus on Whalley Road which is primarily concentrated between the junctions of Moorland Road and Whinney Lane. As such, the proposed commercial development would be noticeably fragmented from the village’s main cluster of commercial properties. 

Furthermore, the proposed change of use would result in the introduction of a visually obtrusive commercial premises within a predominantly residential area therefore the proposal would be a largely unsympathetic addition to the existing street scene that would fail to respect the existing visual relationship shared between the residential properties of the area.

Taking account of the above, it is considered that proposed change of use would fail to consolidate, expand or round-off the existing concentration of commercial development within Langho in as much that the proposed business premises would be severed from the village’s existing main commercial hub. In addition, the proposed commercial development would be visually at odds with its surrounding  residential setting. As such, the proposal would be in conflict with the aims and objectives of Policies DMG1 and DMG2 of the Core Strategy and is therefore considered to be unacceptable in principle.

It is noted that there are other existing commercial premises sited considerably further away from the village’s main commercial strip which are currently in use as hairdressing salons and located within residential settings. Notwithstanding this, it would appear that usage of these premises has been undertaken through utilising permitted development rights therefore it must be stressed that planning consent has not been granted for the use of these outlying commercial premises.


	Residential Amenity:

The application’s supporting information states that the proposed hours of business for the premises would be 09:00 – 17:00 from Tuesday to Friday and 09:00 – 15:00 on Saturdays. It is stated that the premises would accommodate a maximum of four clients at any given time with two full time members of staff working on site. 

Notwithstanding the above, the application’s proposed plans indicate that the interior of the premises would comprise a soft seating area to accommodate four people in addition to three work stations and two backwash stations therefore the proposed premises could potentially accommodate more than six people at any given time. In addition, it remains unclear as to whether an appointment system would be operated on the premises however given the nature of the services provided there would be potential for appointments to run over time which in turn could result in increased numbers of clients being present within the premises at any given time. In this instance, the application property is an end terraced dwelling therefore the noise levels emanating from within the premises from the anticipated number of clients on site would more than likely result in unacceptable noise disturbances to the adjoined neighbouring residents of No. 8 Birtwistle Terrace. 

In addition, the applicant has stated that client vehicle parking would be undertaken on Whalley Road which in turn could result in further disturbances to neighbouring residents throughout the day in the form of numerous comings and goings from clients occurring directly outside the front windows of residential properties in and around Whalley Road.

Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘consider the density, layout and relationship between buildings, which is of major importance…particular emphasis will be placed on the effects of development on existing amenities’ however given the anticipated noise levels that would likely emanate from within the premises in conjunction with additional disturbances from client vehicle parking, it is considered that the proposed development would be unduly harmful to the amenity of the neighbouring residents within the immediate vicinity.


	Visual Amenity:

The application property forms one of a row of nine terraced residential properties on Whalley Road known as Birtwistle Terrace. Each of the properties within this block of housing is characterised by an unadorned stone front elevation punctuated with a single front door entrance and single living room window. The properties on East View Terrace and Coronation Terrace which lie directly adjacent to either side of Birtwistle Terrace are largely similar in appearance. The built form on the Southern side of Whalley Road directly opposite to the application property predominantly comprises detached bungalow properties. As such, the area surrounding the application property is overtly residential in character. 

In contrast, the proposed change of use would involve significant alterations to the front elevation of the application property including the installation of a dark grey shop frontage with projecting 3 metre high columns, door and window reconfigurations and overhead signage displaying the logo of the business. Accordingly, the converted property would be visually at odds with the predominantly residential character of the area and in full public view. With this in mind, it is considered that the proposed development would be a largely incongruous addition to the existing street scene which in turn would be harmful to the visual amenities of the area.


	Ecology:

No ecological constraints were identified in relation to the proposal.


	Highways:

Lancashire County Council Highways have reviewed the proposal and have no issues with the proposed development with regards to its impact upon the surrounding highway network however the LHA have stated that vehicle parking on the adjacent unadopted side streets would not be condoned. In addition, a number of conditions have been suggested in the event of the application being approved with regards to visitor numbers, opening hours and usage of the property.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed change of use to the existing property would result in the introduction of a commercial development that would be located approximately 100 metres outside of the area’s existing commercial hub within a predominantly residential setting. 

As such, the proposal commercial development would be an inappropriate addition to the area and in direct conflict with Policies DMB1, DMG1 and DMG2 of the Ribble Valley Core Strategy.

In addition, the proposal would result in an intensification of the use of the application property  which in turn would be largely incompatible with the predominantly residential character of the area leading to unacceptable disturbances to neighbouring residents within the vicinity.

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reasons:

	01
	The proposed development would fail to consolidate, expand or round-off the existing concentration of commercial development within the area and would be sited within a predominantly residential setting. As such, the proposed commercial development would be an inappropriate and incongruous addition to the area that would fail to meet the aims and objectives of Policies DMB1, DMG1 and DMG2 of the Ribble Valley Core Strategy.


	02
	The proposal is considered to be in conflict with Policy DMG1 of the Ribble Valley Core Strategy as it would result in an intensification of use of the property that would be largely incompatible with the residential character of the area. The proposed use of the application property as a business premises within a predominantly residential area would result in unacceptable levels of noise disturbance and disturbances from client vehicle parking, both of which would be of detriment to the amenity of neighbouring residents within the vicinity.
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