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	4th July 2022
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	Proposal: 
	CHANGE OF USE OF VEHICLE RENTAL UNIT TO MOT SERVICE STATION AND VEHICLE REPAIRS

	Applicant: 
	Mr Alex James Jukes (High Oakham Service Centre Ltd)


RECOMMENDATION – GRANT PLANNING PERMISSION WITH CONDITIONS
The application has been referred to the Planning Committee due to the number of objections raised from interested parties. 
Summary of Proposal and Site

The application site is situated on Stanley Road, adjacent to the junction with the A60 Nottingham Road. It comprises of a large pitched roof commercial building which together with the adjoining land to the east (No 192 Nottingham Road) previously formed part of a car rental business. Officers understand that the host building was used for the preparation/maintenance of rental vehicles, but has been vacant since the car rental business ceased trading. 

Stanley Road is a predominately residential street of terraced houses which culminates in a cul-de-sac of modern semi-detached properties to the west known as Fuller Close. There are existing parking restrictions on Stanley Road, with several spaces directly adjacent to the site allowing maximum 2 hour stays between 08.00-18.00 hrs Monday-Saturday and no returns within 1 hour. There is also resident permit holder parking only on Stanley Road.

This application seeks permission for the change of use of this former car rental unit to an MOT station with vehicle repairs, including the supply and fitting of tyres. The applicant has confirmed that all equipment and machinery to be used have been made air-less and are run on electricity, thereby reducing potential noise from the processes carried out within the unit. No external alterations are proposed to the unit under this application, with 4 staff members to be employed at the site.

The application site has been amended in size so that it includes the host premises and two tandem staff parking bays for the MOT centre on the adjacent land. Neighbouring residents and the highway authority have been re-consulted on the amended parking layout, with their comments due by 7th July 2022. A further three MOT parking spaces and a third staff space provided within the building itself. 
The committee at the June meeting resolved to approve the retrospective application for a car wash on the adjacent site (Ref: 2022/0065/COU). As the red line of the application site for the car wash has been reduced and the arrangement of the staff parking spaces for this use changed, application 2022/0065/COU is also back before committee to ensure that the staff parking spaces for the two uses can co-exist effectively.
The applicant has indicated that customers to the MOT service station and garage will be allocated set time slots, meaning that they will generally be able to pull straight into the workshop. If any vehicles are required to wait for a short period, there is existing short stay on-street parking directly outside the site. It is anticipated that a maximum of 9 services will be undertaken per day, plus any MOTs. It is understood that all deliveries will drive into the workshop and drop off any parcels/parts approximately 2-3 times a day.  
Opening hours for the business has been specified as between 07.30 –19.30 Mondays to Saturdays and 10.00-16.00 on Sundays, bank and public holidays. However, following discussions with the Environmental Health Officer, the proposed opening hours have been amended to between 08.00-18.00 on Mondays to Saturdays, with the premises closed on Sundays, bank and public holidays.
Relevant Planning History
2002/1187/WT
CHANGE OF USE TO VEHICLE RENTAL WITH ASSOCIATED OFFICES INCLUDING PREPARATION AND FUELLING OF RENTAL VEHICLES
Land At 2 Stanley Road, Mansfield NG18 4AF
Grant planning permission, subject to conditions.

(Adjacent site)
2022/0065/COU
CHANGE OF USE FROM CAR RENTAL SITE TO DRIVE THROUGH HAND CAR WASH, INCLUDING SPLASH SCREENS AND ASSOCIATED DEVELOPMENT (RETROSPECTIVE)
192 Nottingham Road, Mansfield, Nottinghamshire NG18 4AF
Pending consideration.
Relevant Planning Policies/Guidance

Adopted Mansfield District Local Plan 2020
S1 - Presumption in favour of sustainable development

S2 - The Spatial Strategy

S4 – Urban regeneration

P1 - Achieving high quality design

P2 – Safe, healthy and attractive development

P3 – Connected developments

P5 – Climate change and new development

P7 – Amenity

IN9 - Impact of development on the transport network

IN10 – Car and cycle parking

CC2 – Flood risk

CC3 – Sustainable drainage systems

National Planning Policy Framework:

Chapter 2 – Achieving sustainable development

Chapter 4 – Decision making

Chapter 9 – Promoting sustainable transport

Chapter 11 – Making efficient use of land

Chapter 12 – Achieving well designed places

Chapter 14 – Meeting the challenge of climate change, flooding and costal change

Statutory, Internal and Other Consultees

Notts County Council Highways (10.06.2022) 
The applicant has submitted a revised plan demonstrating customer parking which is now acceptable as it is side by side and therefore easier to manoeuvre, we would therefore have no objection to the proposal.
Notts County Council Highways (27.05.2022)
The amended plans show customer/staff parking on the adjacent car wash site and MOT parking and space to manoeuvre within the existing building. There is on-street parking available on Stanley Road and the applicant will be running an appointment system so that vehicles are not parked on-street for an unacceptable length of time. We therefore consider that this proposal will not have an unacceptable effect on the highway network and would not wish to raise objection.
Notts County Council Highways (16.03.2022)
This is a proposal to change the use of the vehicle rental unit to an MOT station. Parking on street is a mixture of permit and free parking. The applicant has stated that staff parking has been agreed with the owner of 192 Nottingham Road and that there are two customer parking spaces on site. The business will be run on an appointment basis. We would not wish to raise objection to the proposal.
MDC Environmental Health (17.05.2022) – An assessment of the noise impact assessment for the above proposal has been carried out conditions relating to the following should be imposed:

· The use of the hereby permitted development shall only take place during the following hours 0800hrs to 1800hrs (Monday to Saturday inclusive) and no working shall take place on Sundays and Bank Holidays;

· There shall be no movement of vehicles associated with the approved use within the curtilage of the development on any Sunday or Bank Holiday nor before 0800hrs or after 1800hrs on Monday – Saturdays;

· No outdoor working involving the use of manual or power tools, plant or machinery connected with the use of the development hereby approved shall be permitted; and
· No refuse or waste materials shall be stored in the open other than in suitably constructed covered containers.

Severn Trent Water – Planning Practice Guidance and section H of the Building Regulations 2010 detail surface water disposal hierarchy. The disposal of surface water by means of soakaways should be considered as the primary method. If this is not practical and there is no watercourse is available as an alternative other sustainable methods should also be explored. If these are found unsuitable, satisfactory evidence will need to be submitted, before a discharge to the public sewerage system is considered.

Please note for the use or reuse of sewer connections either direct or indirect to the public sewerage system the applicant will be required to make a formal application to the Company under Section 106 of the Water Industry Act 1991. They may obtain copies of our current guidance notes and application form from either our website (www.stwater.co.uk) or by contacting our Developer Services Team (Tel: 0800 707 6600).
Neighbour Consultations/Publicity

	Letter Type
	Date Sent

	Standard Neighbour Letter
	17.03.2022, 26.05.2022 & 23.06.2022



Site Notice Posted – 17.03.2022

Representations
A total of 24 representations received from 16 neighbouring residents, 25 objecting to and 1 in support of the application. Of these responses, 3 objections have been received to the amended plans. These comments are summarised below:

Objecting (Amended Plans):

· Owner cannot guarantee that customers will collect their vehicles at the allocated times, increasing demand for on-street parking;
· Insufficient room for parking spaces in car wash site/obstruct flow of vehicles through car wash;
· Parked vehicles affected by spray from car wash;
· Car wash and MOT station separate businesses so cannot guarantee that parking spaces will be retained for the MOT centre;

· Insufficient street parking if customers park on Stanley Street, where will residents park;

· If MOT bays within the building full, where will other customers park?.
Objecting (Original Plans):
· Insufficient parking provided for the proposed use, the spaces on the adjacent car wash site are inadequate;

· No availability of on-street parking in Stanley Road, spaces already taken up by residents vehicles;

· Cumulative parking demand from proposed use and adjacent car wash should be considered; 

· Vehicle movements associated with the MOT centre will cause a danger to road users/increase risk of accidents;
· Passing trade for MOT station will add to parking demand in the area;

· Noise and disturbance from the use of the MOT station on neighbouring residential properties;

· Air pollution;

· No provision made for ventilation or the control of fumes;

· Door to garage unlikely to be closed, increasing noise pollution;

· B2 use not appropriate in this residential area;
· Harm character of the area;

· There are more suitable premises for an MOT centre elsewhere in Mansfield;

· Impact on property values;

· Hours of use are excessive and will harm the amenities of neighbouring occupiers.

Support:

· Small businesses like this are needed in the area.

Assessment
The key issues to be assessed in the determination of this planning application are: 
· The principle of development; 

· The effect of the access and parking arrangements on highway safety in Stanley Road/Nottingham Road;
· The effect the development has on the living conditions of nearby residents;
· The effect of the proposed development on the character and appearance of the area;

· Whether adequate facilities have been provided for the disposal of surface water associated with the development; and

· Whether the use development poses pollution/contamination risks.

1. The principle of development 

Policy S2 of the Mansfield District Local Plan (MDLP) seeks to focus new employment and community facilities within the Mansfield urban area on previously developed sites or derelict/surplus land. The premises is currently vacant, having last been used for the preparation of vehicles in connection with the use of the site and the adjoining land at 192 Nottingham Road as a car rental business. By bringing back the premises into use as a MOT centre which would generate 4 new full-time jobs, the development would provide clear economic benefits and accord with the overall aims of Policy S2 of the MDLP.

2. Highway safety/parking

The application site lies on Stanley Road, a predominately residential street, situated off Nottingham Road, one of the primary routes into and out of Mansfield town centre. Parking on Stanley Street is currently restricted to resident only/short stay parking for a maximum of 2 hours between 08.00 – 18.00 Monday to Saturday. These short stay spaces, which are open for use by the general public, residents and businesses are situated adjacent to the junction with Nottingham Road, directly outside the application premises. Officers were able to park in one of these spaces when conducting a site visit during the above hours. Therefore, whilst large sections of Stanley Road are restricted to resident parking only, there appears to be some limited potential for on-street parking available for users of the MOT centre/garage if required. It is also important to note that the host premises has historically formed part of a car rental business which would have generated a certain level of vehicle movements and demand for on street parking in Stanley Road. 
Notwithstanding the above, the applicant has confirmed that customers to the MOT service station and garage will be allocated set time slots, meaning that they will generally be able to pull straight into the workshop rather than having to park and wait in Stanley Road. A total of 3 MOT parking bays would be provided within the unit to enable this to take place. It is understood that there will be no ‘walk up’ business, with a maximum of 9 customer appointments allocated per day using the 2 ramps inside the workshop plus MOTs. 

If on occasion, vehicles are required to wait for a short period before their allocated slot becomes available, there is some existing short stay on-street parking directly outside the site to meet this need. A condition is recommended requiring the applicant to submit for approval a detailed ledger of the proposed booking system/appointment slots. 

The landlord who controls the adjacent car wash is also the landlord of the application premises. Two customer/staff parking spaces would be provided adjacent to the car wash site to serve the MOT station. These spaces would be positioned in a tandem arrangement immediately adjacent to the MOT centre building. In addition, there is space within the unit itself for additional staff parking. 

The highway authority is satisfied that sufficient space is available for the proposed parking bays and vehicles parked in this location would not obstruct the free flow of vehicles through the car wash site. Thus, subject to a condition detailing how the staff/customer parking spaces will be managed, officers conclude that sufficient parking facilities would be available for staff and customers without placing undue pressure on, on street parking. 

Given the anticipated number of customers that would use the service centre on an appointment basis only, the trip generation associated with the proposed use is unlikely to be significant or exceed that of its former use as part of a vehicle rental centre. Nor given the conclusions reached in the officer report for the retention of the car wash on the adjoining land, would the cumulative impact of the two uses have an adverse impact on highway safety parking in the locality as has been suggested by local residents. The highway authority also raise no objections to the application on this basis. 
Overall, officers are of the view that the proposed access and parking arrangements associated with the proposed use would not significantly increase the demand for on-street parking in Stanley Road or cause a danger to highway users. Thus, safe and suitable access to the site can be achieved and the proposal does not have a significant impact on highway safety. In this respect, the proposal accords with Policies IN9 and IN10 of the MDLP which, amongst other things, seek to ensure that development does not endanger highway safety and provides appropriate levels of parking provision for vehicles.  

3. Living conditions

The premises lies at the south-eastern end of Stanley Street, with existing residential development immediately to the north-west and south of the site. Clearly the uncontrolled use of the unit as a MOT service station/garage has the potential to cause potential noise and disturbance to residents of these properties if the business is not effectively managed. It is also important to note that the host building is a long standing commercial site, having previously been occupied by a car rental business where vehicles were prepared for hire.

Therefore, residents in Stanley Road would have been used to a certain level of noise and disturbance generated by the use of this commercial premises. Officers are also mindful that this part of Stanley Road is close to the junction with Nottingham Road, one of the main routes into the town centre. As such, there is an audible back ground noise source associated with vehicle movements on Nottingham Road for occupiers of properties in this part of Stanley Road.   

The applicant has submitted a noise assessment which demonstrates that the rated level of noise breakout from the proposed business would fall below the measured background sound level in the garden areas of the closest residential dwellings in Stanley Road. Thus, it concludes that the MOT service centre/garage and as such, the predicted noise impacts are deemed to be acceptable without the requirement for any noise mitigation measures. The noise assessment also finds that the predicted level of noise from the proposed use is sufficiently low enough at the closest residential dwellings to accord with the 'No Observed Adverse Effect Level' as detailed in the Planning Practice Guidance and as such noise should not be deemed to be a determining factor in the granting of planning permission for the site.

The applicant has confirmed that all equipment and machinery to be used have been made air-less and are run on electricity, thereby reducing potential noise from the processes carried out within the unit. There would also be no outdoor working, which would further reduce any potential noise sources associated with the operation of the business.

The Environmental Health Officer is satisfied with the conclusions of the noise assessment and considers that any noise generated by the proposed activity would not have a harmful impact on the living conditions of adjacent residents, providing conditions are imposed restricting the hours of operation and no outdoor working. 

Nearby occupiers have also raised concerns about potential air pollution and a lack of ventilation within the unit. In respect of air pollution, work on vehicles would be undertaken within the existing unit, thereby limiting any potential pollution. Moreover, the premises has a large roller shutter door in its front elevation providing a source of ventilation for the proposed activity. This opening is also situated in the front elevation of the unit away from existing residential properties in Stanley Road. The proposed MOT service station and garage would also operate on an appointment basis only, with a maximum of 9 customers and MOTs using the business each day. This should limit the potential noise and disturbance associated with vehicles/customers arriving and departing from the site. Moreover, it is anticipated that the proposed use would only operate between 08.00-18.00 on Mondays to Saturdays and remain closed on Sundays, bank and public holidays. Therefore, at the times of day when residents in Stanley Road may reasonably expect a quieter noise environment such as in the evening, early in the morning or on Sundays/bank/public holidays, the business would remain closed. The hours of operation which appear to be broadly similar to the former car rental site and are consistent with the suggested opening hours for the adjacent car wash also before committee, can be controlled by condition. 

Overall, subject to the afore mentioned conditions, officers consider that the proposal would not have a detrimental impact on the living conditions of nearby residents with particular regard to noise and disturbance. It therefore accords with Policy P7 of the MDLP which require that development is designed and constructed to avoid and minimise impacts on the amenity of both existing and future users. 

4. Character and appearance
The proposal does not seek to make any significant alterations to the external appearance of the building. Therefore, the use of the premises as a MOT service station and garage would preserve the character and appearance of the host building and its surroundings. As such, it would accord with Policy P2 of the MDLP which, amongst other things, seeks to ensure that development respects existing patterns of development which contribute to the character of the area.

Notwithstanding the above, an informative note should be added, advising the applicant that this planning permission does not grant or imply consent for any advertisements/ signage which may require the benefit of advertisement consent. 
5. Surface water disposal

The site lies in flood zone 1, land with a low flood risk. The proposal does not seek to make any significant alterations to the existing building or introduce a use which would increase potential surface water discharge. As such, the development would not adversely impact on the local surface water drainage network. Turning to foul drainage, the existing toilet and washing facilities would remain as existing, with a second WC added. Foul drainage from these facilities would discharge into the main sewer.  As such, the proposal would accord with Policies CC2 and NE3 which seek to ensure that development does not increase flood risk or water pollution.  

6. Contamination risks
The applicant has confirmed that oil and contaminated water from the MOT service station and garage would be stored inside the workshop in IBC containers in a bunded tray to prevent any spillages, with oil collecting draining equipment fully isolated with pipe work to prevent further spillage. The oil and contaminated water would be collected from site on a regular basis by a company called "oil monster". Thus, officers are satisfied that the afore mentioned measures should prevent any pollution of the site and drainage system. A condition is also recommended to ensure that no refuse or waste materials are stored in the open other than in suitably constructed covered containers. As such, the proposal would accord with Policy NE3 of the MDLP which, amongst other things, seeks to ensure that development proposals should ensure that there would be no risk from sites which may potentially be contaminated.
Other matters

Local residents have raised concerns that the applicant has undertaken preparatory work on the unit before first obtaining planning permission. These works appear to be minor and may not therefore require the benefit of formal planning permission. Additional concerns have been highlighted regarding the potential impact on property values, however, this is a civil matter which is not material to the determination of this planning application. 

It has also been suggested that the proposed use is not suitable in this predominately residential area and there are alternative sites available elsewhere in Mansfield. However, this is a commercial premises which has been used for a number of related uses over the years, including its use as a car rental centre. As such, this location is considered to be appropriate from the proposed MOT service station and garage. Similarly, the premises is situated in an area where new employment opportunities are encouraged under Policy S2 of the MDLP and it is not therefore necessary for the applicant to carry out an alternative site search in this case. 
Conclusion
The proposed MOT service centre/garage would bring back into use a redundant commercial building within the Mansfield urban area. It would also provide 4 full-time equivalent jobs. These economic benefits clearly weigh in favour of the scheme and accord with the objectives of Policy S2 of the MDLP which seeks to focus new employment and community facilities within the Mansfield urban area on previously developed sites or derelict/surplus land. 
The revised plans which demonstrate how customer parking will be allocated and how customer parking for both the MOT centre and car wash will co-exist and be managed would ensure that the proposal does not have an adverse impact on highway safety. The scheme would also preserve the living conditions of nearby residents, the character and appearance of the area and, subject to conditions, not increase the risk of flooding or contamination on the site or surrounding land. As such, the scheme accords with Policies S2, IN9, IN10, P2, P7, CC2 and NE3 of the MDLP. As such, it is recommended that planning permission be granted, subject to conditions.  

RECOMMENDATION
Members are therefore recommended to GRANT PLANNING PERMISSION WITH CONDITIONS and delegate to the Head of Planning & Regeneration Services to issue the decision at the end of the re-consultation period providing that no new material planning considerations are raised.
RECOMMENDED CONDITIONS/REASONS/NOTES:
(1)



Condition: The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

(1)



Reason: In accordance with Section 91(1) of the Town and Country Planning Act 1990, as amended by S51(1) of the Planning and Compulsory Purchase Act 2004.

(2)



Condition: This permission shall be read in accordance with the Approved Plans listed below. The development shall thereafter be undertaken in accordance with these plans unless otherwise agreed in writing by the Local Planning Authority.
(2)



Reason: To define the permission, and for the avoidance of doubt

(3)



Condition: Prior to the development being brought into use, full details of the proposed customer appointment/booking system to be operated by the MOT service station and vehicle repair business and management of the proposed customer, staff and MOT parking areas shall be submitted to and approved in writing by the local planning authority. The customer appointment/booking system and management of parking areas shall include: 

· Diary of appointment slots from customers, including MOTs; 
· Instructions to customers of when to arrive and where to park; 
· How the customer and staff parking areas within the building and on the adjacent land shall be managed to ensure that spaces are available for use as required; and
· The marking out of customer and staff parking spaces and their retention in perpetuity for the parking of customers/staff.
The MOT service station and vehicle repair business shall operate in accordance with the approved customer appointment/booking system and management of the parking areas for the lifetime of the development.

(3)



Reason: In the interests of highway safety and to accord with Policy IN9 of the Mansfield District Local Plan.

(4)
Condition: There shall be no ‘walk up’ customers to the MOT service station and vehicle repair business, with all patrons to be by appointment only using the appointment/booking system approved under condition 4 of this permission.

(4)

Reason: In the interests of highway safety and to accord with Policy IN9 of the Mansfield District Local Plan.

(5)

Condition: The use hereby permitted and any deliveries to be taken or dispatched from the site shall only take place between the following hours: 

08.00 – 18.00 Mondays – Saturdays; and not at any time on Sundays or on Bank or Public Holidays.

(5)

Reason: In the interests of residential amenity and to accord with Policy P7 of the Mansfield District Local Plan.

(6)
Condition: There shall be no movement of vehicles associated with the approved use within the curtilage of the development on any Sunday or Bank or Public Holiday nor before 0800hrs or after 1800hrs on Monday – Saturdays;

(6) 

Reason: In the interests of residential amenity and to accord with Policy P7 of the Mansfield District Local Plan.

(7)

Condition: No outdoor working involving the use of manual or power tools, plant or machinery connected with the use of the development hereby approved shall be permitted.

(7)

Reason: In the interests of residential amenity and to accord with Policy P7 of the Mansfield District Local Plan.
(8)

Condition: No refuse or waste materials shall be stored in the open other than in suitably constructed covered containers.
(8)

Reason: In the interests of residential amenity and to accord with Policy P7 of the Mansfield District Local Plan.
Notes to Applicant
(1)


Positive and Pro-active Statement

Amendments have been made to the application and the Local Planning Authority has therefore worked in a positive and proactive manner with the applicant in line with the NPPF.

INFORMATIVE

This application does not grant or imply consent for any signage/advertisements to be installed/erected at the site which may require the benefit of separate advertisement consent. 

Please note for the use or reuse of sewer connections either direct or indirect to the public sewerage system the applicant will be required to make a formal application to the Company under Section 106 of the Water Industry Act 1991. They may obtain copies of Seven Trent Waters current guidance notes and application form from either our website (www.stwater.co.uk) or by contacting the Developer Services Team (Tel: 0800 707 6600).
Severn Trent Water advise that although our statutory sewer records do not show any public sewers within the area you have specified, there may be sewers that have been recently adopted under, The Transfer Of Sewer Regulations 2011. Public sewers have statutory protection and may not be built close to, directly over or be diverted without consent and you are advised to contact Severn Trent Water to discuss your proposals. Severn Trent will seek to assist you obtaining a solution which protects both the public sewer and the building.
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	Location and Block Plans 
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Human Rights Act

Regard has been given to the following articles where applicable in consideration of this application.  The Council’s Solicitor & Monitoring Officer is happy to advise on the application of the Human Rights Act should any particular issue arise.

Articles 6, 7, 8, 9, 10, 11, 14 and 18      Article 1
1st Protocol
