Delegated Application Report



Target Date: 12/02/2018


Extended Target Date: 19/04/2018
Address: 47 Circuit Lane, Reading
Application No: 172136/FUL
Proposal: Retrospective change of use of 2 outbuildings for Dental laboratory

Production Business. (Personal Permission).
Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site comprises a two storey detached property used for residential purposes and two outbuildings within the rear garden (Building A and Building B) which are used for a dental production business.  The property has a long rear garden with allotments to the rear.  The surrounding area is predominantly residential.

Proposal:

This is a retrospective application for the change of use of two outbuildings (Building A & B on the submitted drawings) for the use as a dental laboratory production business.  This application follows an enforcement enquiry relating to a business use ongoing at the property.  

The Planning Statement advises the use has been ongoing since 2012 under the name of Southcote Dental Laboratories.  Building A is used as the laboratory and Building B as the office.  Both buildings are to the rear of the site.  The property itself remains in residential use and there are 3 parking spaces at the top of the driveway.

There are 6 staff members, the applicants (husband and wife), 3 full time laboratory assistants and a driver who collects the dental work at 9am and returns at 5pm.  

There is a once monthly delivery of plaster (approximately 10 bags) with anything else delivered through the normal post system.

The business operates between 8am to 5pm Monday to Friday only.

No visitors or patients visit the premises.

There is a compressor at the side of the Building A which relates to the thermoforming machine and when in use it switches on for approximately 30-40 seconds and is used 2-3 times a day.  The applicant has advised that the compressor is only in use during normal working hours, specifically in the morning.
Plans Submitted:

The agent submitted the following drawings, received on 18th December 2017: 
Drawing No: A100 – Building A

Drawing No: A100 – Building B

Drawing No: 002-00 – Location Plan

Planning Statement 
The applicant submitted the following information, received on 27th March 2018:

Environmental Noise Assessment of Commercial Plant, by Sharps Redmore Acoustics Consultants, Project No. 1817721, Dated 26th March 2018.

Relevant Planning History:

None.
Consultation Responses:

· Transport raised no objection subject to a condition.
· Environmental Health raised no objection following the submission of a noise assessment.
· Notification letters were sent to 45 and 49 Circuit Lane.  One letter of observation has been received with regards to:

1. Building A is almost on the boundary and could contravene planning law and fire regs.
2. Visitors do attend the property.
3. Front garden adverts should not be replaced.
4. The property has additional waste collections.
5. The compressor can be heard but only from the back garden.

Summary of discussions with applicant/agent:
The agent was asked to provide details of the compressor.  Details were submitted on 31st January 2018 and a noise assessment on the 27th March 2018.
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 national planning policy and guidance is relevant to this application:

National Planning Policy Framework (2012)

Reading Borough Core Strategy (January 2008):

· CS7 (Design and the Public Realm)
· CS34 (Pollution and Water Resources) 

Reading Borough Sites and Detailed Policies Document (2012):

· DM4 (Safeguarding Amenity)

· DM12 (Access, Traffic and Highway-Related Matters)

Supplementary Planning Document

Revised Parking Standards and Design (2011)

The main issue to be considered:

i) The principle of development;

ii) The effect upon visual amenity and the public realm;

iii) Impact on neighbouring properties;

iv) Traffic generation and parking;

v) CIL
i) Principle of development  
The Planning Statement states the use of the business falls within a Sui Generis use ancillary to the main house however officers feel the use is separate from the main residential property and falls within use class B1 (c) (light industrial appropriate in a residential area).

Notwithstanding this, the nature of the use as a dental laboratory and office is considered acceptable in this instance as the use can be controlled through relevant conditions ensuring the use would cease and the buildings returned to ancillary outbuildings associated with the main property should the applicants move premises.  In this instance it is considered that there is no policy objection to the retrospective change of use subject to relevant conditions.

ii) The effect upon visual amenity and the public realm 
The outbuildings are at the rear of the garden and look like outbuildings found in residential gardens.  The property has a long rear back garden with 2m high boundary fencing.  It is not considered that the outbuildings impact on the visual amenity of the area.  

iii)  Impact on neighbouring properties

Policy DM4 (Safeguarding Amenity) of the Sites and Detailed Policies Document states that development will not cause a significant detrimental impact on the living environment of existing residential properties in terms of privacy and overlooking, access to daylight and sunlight, visual dominance and overbearing effects of a development, noise and disturbance.

The outbuildings are single storey and the rear garden is relatively screened by trees and vegetation and as such the outbuildings are not considered visually dominant or overbearing on neighbouring properties.

The Planning Statement submitted with the application states there are 3 full time lab assistants and one delivery driver (plus the owners).  Conditions will be imposed to restrict customers visiting the site along with the number of employees and hours of opening.  These conditions would ensure there is not intensification of use and mitigate any harm to neighbouring properties in terms of noise and disturbance.

The Planning Statement mentions that the work undertaken does not generate any noise however the sound of a compressor was noticeable in the garden during the planning officer’s site visit.  Details of the compressor have been submitted along with a noise assessment.  Environmental Health advised that as the compressor was only in use during the working day and only operated occasionally and for a short period of time there are no objections in terms of noise and disturbance.
iv) Traffic generation and parking 

The site benefits from a long driveway and on-site parking and turning for three cars at the top of the driveway.  There are double yellow lines on Circuit Lane one side of the road and unrestricted on street parking along the other side, opposite the site.  It is stated that no visitors or patients attend the premises (aside from deliveries). 

The Council’s adopted Parking Standards and Design SPD require two parking spaces for the residential element of the site and 1 parking space for the B1(c) which can be achieved on-site.  However, given the scale and unique nature of the business, it is not considered that the development should be assessed on the Council’s adopted parking standards without applying suitable conditions to control the scale of the business and number of employees. 

Considering no additional parking facilities can be provided at the site, it is considered that appropriate conditions should be applied to control the scale of the business to prevent the overspill of parking onto the public highway.  The applicant has confirmed that they are prepared to accept conditions which restrict the number of employees, the hours of operation to 8am to 5pm Monday to Fridays only, no trade callers or patients shall attend the premises and the work shall only operate from the outbuildings at the bottom of the garden.  These conditions are deemed appropriate. 

In view of this, there are no transport objections to this application subject to relevant conditions. 
v) Community Infrastructure Levy
The retrospective change of use does not attract a CIL charge as it is a change of use of in use floorspace with no additional floorspace proposed.

Conclusion

The retrospective change of use has been assessed and found to be acceptable as it complies with the identified policies and guidelines.

Conclusion

GRANT 
Subject to the following conditions:

1. Approved plans 

2. Personal permission
3. Number of staff

4. Opening hours

5. No visitors allowed

6. Remove PD rights for outbuildings (Class E)
7. No advertising 

Informatives relating to:

1. Positive and proactive

2. Terms and conditions
3. Building Regulations
