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APPLICATION No. - FUL/2014/4238
Description of Development - Change of use to community centre, nonresidential educational facility and place of worship and external alterations
Site Address - 108 Red Lane
Applicant - Mr Suleman Ali
Ward - Foleshill
RECOMMENDATION
Planning committee are recommended to grant planning permission subject to
conditions
INTRODUCTION
This application is to be considered at Planning Committee in accordance with
the Scheme of Delegation, as representations have been received from
occupiers of more than five properties.
APPLICATION PROPOSAL
The proposal is to change the use of the site to a D1 use of non-residential
education, community centre and place of worship. The documentation
submitted with the application explains that the proposal would serve a distinct
Muslim group within the City who are mainly located in the Foleshill and
Hillfields area. The plan is for the centre to be open from 0700-2100 hours
everyday with a detailed breakdown of the likely events submitted, which
include community education and training, after school education and youth
and elderly activities. It is also stated that people who are present at the site
would pray at the relevant times of day. It is anticipated that there would not be
more than 30 users at the site at any time, other than twice a year for Idd
prayers. The proposal also includes minor elevation alterations to
accommodate new doors and window openings to the side/rear.
A letter has been supplied from an estate agents which confirms that the site
has been marketed for a year with no industrial user interest, and a sequential
assessment rules out various sites in the City (although the sites analysed are
not in centres)
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SITE DESCRIPTION
The application site is an industrial building located to the north of Red Lane.
There is housing to the rear on Mulliner Street beyond a garage court. There is
also a row of terraced houses to the west beyond a narrow car sales lot. Units
to the east are used for general industrial purposes and the site lies opposite
Central City industrial estate. There is an area of hardstanding to the north
west of the site accessed from Red Lane. The site is currently being unlawfully
used for the sale of floor and wall coverings.
PLANNING HISTORY
There have been a number of planning applications however; the following are
the most worth of note:
Application
number
S/1969/1027

Description of development

Decision
and date
Retention and continued use of factory and Granted
warehouse
12.12.69

S/1984/0884

Retention of building on permanent basis and Granted
use for light industrial purposes
9.8.84

S/1986/0976

Change of use to hire, sale, rental and repair of Granted
tools
19.5.86

RELEVANT POLICIES
National
 National Planning Policy Framework (NPPF). The NPPF published in March
2012 replaced all previous national planning policy and sets out the
Government’s planning policies for England and how these are expected to
be applied. It sets out the Government’s requirements for the planning
system only to the extent that is relevant, proportionate and necessary to do
so. The NPPF promotes sustainable development and good design is
recognised as a key aspect of this.
 The National Planning Practice Guidance (NPPG) 2014
Coventry Development Plan 2001 (CDP)
 Policy OS4 – Creating a more sustainable city
 Policy OS6 – Change of land use
 Policy EM5 – Pollution protection strategy
 Policy E8 – Redevelopment of existing employment sites
 Policy BE2 – The principles of Urban Design
 Policy AM1 – An integrated, accessible and sustainable transport strategy
 Policy AM22 – Road safety in new developments
 Policy SCL2 – Large scale social, community and leisure facilities
 Policy SCL3 – Small scale social, community and leisure facilities
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PUBLIC RESPONSES
a. Immediate neighbours and local councillors have been notified; a site notice
was posted on 6th January 2015. Nine objections have been received from
addresses around the Country including Bolton, Rochdale, Nottinghamshire
and Enfield. These are summarised below: Loss of employment land
b. Increased traffic congestion
c. Noise pollution and disturbance to local residents
d. No need for a separate school or another mosque
e. The proposal will cause division in the local community
CONSULTATION RESPONSES
No Objections, subject to conditions received from:
 Environmental Protection
 Highways
ISSUES AND APPRAISAL
The main issues in determining this application are: Principle of development,
residential amenity; and highway safety
Principle of development
Policy E8 seeks to ensure that employment sites are re-used for employment
uses unless it is not viable or would result in unacceptable traffic, amenity or
environmental problems.
In this case the site is being unlawfully used for retail purposes but has
historically been used for light industrial use. Whilst there are a few industrial
uses on the northern side of Red Lane it is not considered to be a prime
employment site given its location close to housing. Furthermore, the site was
marketed for a year with an estate agent who states that no industrial users
expressed an interest. Therefore the loss of the site from the employment land
portfolio is accepted.
Policies SCL2 and SCL3 deal with small and large scale social, community and
leisure uses. They seek to allow small scale uses (defined as those with no
more than 30 users at one time with a catchment of around 400m) in ‘out of
centre’ locations with large scale uses requiring a sequential assessment of
sites within defined centres.
The proposed use would be for around 30 users at any one time with a
catchment of predominantly Foleshill and Hillfields. It is considered that the use
would fall more within the large scale definition, but there are no obvious
sequentially preferable sites within the Foleshill or Hillfields Centres with around
400 sq m of floorspace and permission for a non-retail use. Therefore it is
accepted that there are no sequentially preferable sites within the catchment for
the facility.
The site is also accessible by public transport, with bus routes along Stoney
Stanton Road.
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Policy SCL2 requires large scale facilities to pass two additional tests when
they are located out of centre. One relates to not having an adverse impact
upon a defined centre, but this requirement is not consistent with the NPPF,
which only requires impact assessments for uses over 2,500 sq m floorspace.
As the NPPF is more up to date than the Local Plan policy the requirements
stipulated within it prevail. In any event, it is hard to see how the proposal could
have any significant adverse impact upon Foleshill or Hillfields Centres. The
other is that the proposal meets an unmet need. Currently the group do not
have a dedicated site of their own and this would enable them to provide for
their community in a much improved fashion.
Therefore, the proposal would comply with the SCL policies and the principle of
development is acceptable, subject to acceptable impacts upon residential
amenity and highway safety.
Impact on neighbouring amenity
Paragraph 17 of the NPPF seeks to protect the amenities of all existing and
future occupants of land and buildings.
The use of the site has the potential to cause disturbance to residents of
dwellings within the vicinity of the site. Noise could emanate from both within
the building and outside as people arrive and depart. However, given its
longstanding commercial use and separation to dwellings by a garage court (to
the north) and a small car sales lot (to the west) it is considered that the
potential for significant additional disturbance is limited, subject to conditions
restricting opening hours and potentially noise insulation measures within the
building.
The application is for opening hours from 0700-2100 hours on every day.
Environmental Protection recommend hours between: 0730-2200 hours
Monday-Friday; 0800-2100 on Saturdays; and 0900-1600 hours on Sundays.
Given the likelihood that many nearby businesses will shut on Sundays and the
ambient noise level will likely be lower it is considered necessary to restrict
opening hours to between 0900-1600 on this day. Longer hours will be
acceptable on other days with a start of 0730 prudent given the likelihood that
some people will arrive slightly earlier than the opening times.
Highway considerations
Policy AM22 seeks to ensure highway safety in new developments. The
proposal would set out the rear yard area as a car park for 10 vehicles. A
transport statement submitted with the application concludes that there are
adequate parking spaces on site and on streets to accommodate the use.
Highways initially requested some clarification regarding the maximum number
of users at any one time as there was some uncertainty as to whether only
people taking part in the activities would pray at the site at the appropriate time,
or whether other people would come to the site specifically for this reason. The
design and access statement confirms the former and as such highways have
confirmed that there is no highway objection to the application given the
availability of off street parking and the expected number of users at any one
time.
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Other considerations
Objections have been received questioning the need for any more Mosques in
the country, but this is not a relevant planning consideration. Others suggest
that the proposal could harm community relations. However, no evidence has
been submitted to substantiate this claim. The proposal would provide a useful
community facility for a minority group and as such the proposal has social
benefits.
Finally, the external alterations will have extremely limited impact upon the
visual amenities of the area and accords with Policy BE2. The changes
comprise the replacement of a side door with another door and the replacement
of the roller shutter with a set of double doors to the rear and bricking up the
remainder of the opening. The works would not be prominent from Red Lane.
CONCLUSION
The reason for Coventry City Council granting planning permission is because
the development is in accordance with:
Policies E8, SCL2, SCL3, BE2, AM22, EM5 and OS6 of the Coventry
Development Plan 2001, together with the aims of the NPPF.
Therefore the application is considered acceptable as it is unlikely to cause
harm to residential amenity or highway safety.

SCHEDULE OF CONDITIONS
Condition(s)
1.
2.

3.

4.

5.

The development hereby permitted shall begin no later than three
years from the date of this permission.
No facing materials shall be used other than materials similar in
appearance to those used in the construction of the exterior of the
existing building.
The use hereby approved shall not commence until the car parking
and manoeuvring areas indicated on the approved drawings have
been provided and thereafter those areas shall be kept marked out
and available for such use at all times.
No person shall use and no activity shall take place in the building
before 0730 or after 2200 hours Monday to Saturday or before 0900
or after 1600 hours on a Sunday.
Before the use commences, the building shall be insulated in strict
accordance with a scheme of works which shall be submitted to
and approved in writing by the local planning authority and
thereafter such works shall not be removed or altered in any way.
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LIST OF BACKGROUND PAPERS
PROPER OFFICER: Group Manager Planning and Building Control
Author: Nigel Smith
ALL BACKGROUND PAPERS OPEN TO PUBLIC INSPECTION at City
Services & Development Directorate, Civic Centre 4, Much Park Street
and www.coventry.gov.uk
Planning Application File: FUL/2014/4238
Coventry Development Plan 2001
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