Delegated Application Report


Target Date: 26/06/2018



Address: 12a Norcot Road, Tilehurst, Reading
Application No: 180732/FUL
Proposal: Change of use from A5 hot food takeaway to sui generis nail bar and beauty salon (to include eyebrow waxing)
Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is currently vacant but was previously occupied by Curry Leaf a hot food takeaway.  The site is located within a parade of shops within a defined District Centre (Policy SA15) in the Sites and Detailed Policies Document.  The surrounding area is a mixture of residential and retail.     
Proposal:

The application is for the change of use from A5 hot food takeaway to sui generis nail bar and beauty salon (to include eyebrow waxing).  The proposal was originally for a nail salon only but the applicant wished to introduce eyebrow waxing as a small part of the business.  It was agreed to include this into the description of development.
Hours of opening would be 9am to 6pm Monday-Wednesday, Friday and Saturday, 9am to 7.30pm Thursdays and closed Sundays and Bank Holidays.  
Plans Submitted:

The applicant submitted the following plans, received on 1st May 2018: 
Location Plan

Block Plan

Drawing No: 12NR.MP01 Rev A - Existing Ground Floor Layout Plan
Relevant Planning History:

08/00959/FUL (Civica Ref: 080004) - Change of use from A1 (shops) to A5 (pizza take-away).  Withdrawn 27/10/2008.

09/00591/FUL (Civica Ref: 090406) - Change of use from A1 (shops) to A5 (Hot food take-away) (Resubmission of 08/00959/FUL).  Withdrawn 02/07/2009.

09/01276/FUL (Civica Ref: 091429) - Change of use from A1 (shops) to A5 (hot food take-away) including ventilation/extraction system and retrospective application for shop front.  Permitted 28/09/2009.
11/00929/APPCON (Civica Ref: 110546) - Discharge of conditions 5, 6, 7, 8 for planning permission 09/01276/FUL.  Split decision 07/10/2011.

11/01797/APPCON (Civica Ref: 110882) - Discharge of conditions for planning permission 09/01276/FUL.  Discharged 23/02/2012.

12/00777/APPCON (Civica Ref: 120244) - Discharge of conditions 5 and 6 of planning permission 09/01276/FUL.  No conditions to discharge 10/09/2012.

Consultation Responses:

· Transport raised no objection subject to a condition.
· Environmental Health raised no objection following the submission of extraction fan and air purifier details.
· Notification letters were sent to 10-14 (e) Norcot Road.  No comments have been received. 

Summary of discussions with applicant/agent:
The applicant was asked to provide details of any odour and noise control equipment.  Details were also required to show bin storage and opening hours.  The applicant provided details of the proposed air purifier and extraction fan on the 6th June 2018 which Environmental Health confirmed was acceptable.
The applicant advised hours of opening would be 9am to 6pm Monday-Wednesday, Friday and Saturday, 9am to 7.30pm Thursdays and closed Sundays and Bank Holidays.  

Equality Act 2010:

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. However, there is no indication or evidence (including from consultation on the application) that the protected groups identified by the Act have or will have different needs, experiences, issues and priorities in relation to this particular planning application.  Therefore in terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

Relevant Planning Policy and Guidance and Legal Context

The following local and development plan policies and supplementary planning guidance are relevant to this application:

Reading Borough Local Development Framework Core Strategy (2008) 
CS26: Network and Hierarchy of Centres

CS27: Maintaining the Retail Character of Centres

Sites and Detailed Policies Document (Oct 2012)

DM13: Vitality and Viability of Smaller Centres 

SA15: District and Local Centres 

The main issue to be considered:

i) Principle of development

ii) Residential amenity and control of odours
iii) Traffic and parking

iv) Community Infrastructure Levy 

i) Principle of development  
The application site falls within a District Centre (Core Strategy policies CS26 and CS27 and SA15 of the Sites and Detailed Policies Document).  Policy DM13 (Vitality and Viability of Smaller Centres) of the Sites and Detailed Policies Document states that within district, major local and local centres, development will be permitted provided that:

· There would be no more than 3 consecutive units which are not in A1 retail use; and

· The proportion of the total length of the Key Frontage within the centre that is in A1 retail use would exceed 50%.

A survey of the shopping centre frontage has been undertaken and the proposed change of use does not create more than 3 consecutive units not in A1 use and does not exceed the 50% limit.  The principle of development is therefore acceptable.
ii) Residential amenity and control of odours 
Policy DM4 seeks to ensure that new development will not cause a significant detrimental impact to the living environment of existing or new residential properties in terms of noise, disturbance and smells.  There are residential properties within close proximity to the application site and the nature of the use means the potential for odour and noise arising from the development. 
The applicant has provided details of an extraction fan and air purifier which Environmental Health officers have confirmed should adequately manage odour and that should not compromise noise levels at nearby buildings.  A condition will be imposed to ensure the extraction fan and air purifier are installed and maintained.  
The applicant has advised that the opening hours would be 9am to 6pm Monday-Wednesday, Friday and Saturday, 9am to 7.30pm Thursdays and closed Sundays and Bank Holidays.  These times are not considered unreasonable taking into account the nature of this section of Norcot Road and will be secured by condition.
As such the proposed change of use is not considered to result in significant harm to neighbouring properties in terms of noise, disturbance or smells subject to relevant conditions and therefore accords with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.

iii) Traffic and parking 

The site is located on the classified C401 Norcot Road and is located within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.   Typically these areas are within 400m of a Reading Buses high frequency ‘Premier Route’, which provides high quality bus routes to and from Reading town centre and other local centre facilities. 

No parking provision has been illustrated on the submitted plans; however it should be noted that time restricted parking bays are located outside the unit and access to a regular No 17 bus service to and from town and is in close proximity to a public car located on Lemart Close, therefore the non-provision of car parking is acceptable. 

Bin storage is located at the rear of the site and this has been confirmed by the applicant in an email dated 15th June 2018.  Cycle storage has not been illustrated on plans. However it is deemed that the existing provision will be comparable for the previous use. 

In principal it is considered that the proposed change of use would not have a material impact on the character of the traffic in the vicinity of the site as on street parking is regulated.  Therefore, there are no traffic related objections for the proposed change of use subject to a condition.

v) Community Infrastructure Levy

No CIL is payable.
Conclusion

The proposed change of use has been assessed and found to be acceptable as it complies with the identified policies and guidelines.  
Subject to the following conditions:

1. Time limit
2. Approved plans 

3. Hours of opening
4. Bin Storage DC6
5. Odour and air purifier installed and maintained 
Informatives relating to:

1. Positive and proactive

2. Terms and conditions

3. Building Regs

4. Construction and demolition

5. Any future signage would need separate consent

