
 
PLANNING APPLICATION NUMBER:P12/1239 

 
 
Type of approval sought Full Planning Permission 
Ward Halesowen South 
Applicant Dr A.P. Najran, Oakleigh Dental Practice 
Location: 
 

DENTAL SURGERY, 103, SPIES LANE, HALESOWEN, B62 9SS 

Proposal SINGLE STOREY FRONT EXTENSION AND NEW FRONT 
STEPPED ACCESS.  FIRST FLOOR AND TWO STOREY REAR 
EXTENSION 

Recommendation 
Summary: 

APPROVE SUBJECT TO A 106 AGREEMENT 

 
 
SITE AND SURROUNDINGS 
 
1 The application site consists of a dental surgery which has been provided within a 

converted detached dwelling on the edge of the small local shopping area located at 

the junction of Spies Lane and Kent Road.  

 

2 The building has been extended previously with a conservatory and single storey 

extension to the rear.  

 

3 There is a parking area to the front of the site, which has room for between two and 

three cars. Vehicles are not able to enter and leave the site in forward gear.  

 

4 To the east of the site is an extended semi detached dwelling (105 Spies Lane), and 

to the other side is a vacant site which has planning permission for a small 

supermarket. Opposite the site on the other side of Spies Lane is a block of 1990s 

retirement flats (Pegasus Court). There is also a dwelling (No 100 Kent Road) at the 

rear. 

 

 

 

 



 

PROPOSAL 
 
5 The planning application involves the provision of a single storey extension to the 

front to provide an extended office area, a front porch extension with modified steps. 

To the side will be a modified ramped access.  

 

6 To the rear a two storey extension is proposed, on the site of the existing 

conservatory. The extension would project out 4m, from the original rear wall. The 

extension would be finished in brick with tile to the roof, and would provide an 

additional consulting room at first floor level and a staff room to the ground floor.  

 

7 The applicant has provided additional supporting information with the applicant 

advising the additional larger treatment room is required to accommodate specialist 

apparatus for implant surgery and also the amount of people that need to be 

present for the procedure. During the implant surgery the patient is sedated and left 

in the room for the drugs to take effect. The surgery procedure takes about 2 to 3 

hours and then the patient is left in the room for about an hour to recover to 

preserve the dignity and privacy of patients after certain treatments. The implant 

surgery is not performed on a daily basis.  

 

8 The applicant has also provided details of the occupancy of the existing treatment 

rooms at the site, demonstrating that they are not all used all week.  

 

9 The applicant has stated that residential units in the area generally have three off 

road parking spaces and that a number of patients walk or take the bus to the site. 

They also state that the surgery is open between 0900 and 1700hrs.  

 

 

 

 

 

 
 



HISTORY 
 

APPLICATION PROPOSAL DECISION DATE 

82/50844 Change of use of first floor flat 

into Dental surgery. 

Granted 07/06/82   

96/51020 Erection of conservatory to rear 

of existing dental practice 

Granted 15/08/96 

P12/1012   Display of free standing non 

illuminated sign (retrospective) 

Granted 17/10/2012 

 
PUBLIC CONSULTATION 
 

10 4 letters of objection have been received (including two from same source), 

following consultation with 47 adjoining neighbours. Main issues raised: 

• On street parking would increase 

• Spies Lane is a busy road 

• Only 3 off road spaces 

• Employees park on street (neighbour counted 4 on one day) 

• Front extension will reduce parking 

• Applicant is seeking to take on NHS patients, at present only private 

• Visitors to flats opposite are unable to park 

• Rear extension will lead to overlooking 

• Rear extension will lead to loss of light 

 

11 In addition a 44 name petition has been received objecting to the application due to 

the problems with parking in the area, including parking on the footway and on the 

verge.  

 

 

 

 

 

 



12 The applicant has submitted a letter of support and a set of 6 statements also in 

support. Main issues raised: 

• Improved Access 

• Present building difficult to use for people with mobility problems 

• Parking is a problem but can be improved 

• Needs modernisation  

• High quality care at surgery 

 

13 A 12 name petition in support of the application also has been received, advising 

that the development would improve access to the surgery, provide a better 

environment to staff and provide vocational training.  

 
OTHER CONSULTATION 
 

14 Group Engineer (Development): Has significant concerns regarding the parking 

situation in Spies Lane and has noted that a number of vehicles from staff and 

patients are regularly parked in Spies Lane near the busy roundabout junction. He 

has some sympathy with the objections received from residents regarding the 

parking issue. 

 

However, the applicant provided information that the additional consulting room 

would only provide specialist treatment for implant surgery and would be used for 

no more than generally 2 to 3 patients per day and that no additional staff will be at 

the site. 

 

If the development is carried out in accordance with the details provided  by the 

applicant then the Group Engineer (Development) would raise no objection.  

 

15  Head of Environmental Health and Trading Standards – No Objection, subject to a 

land contamination condition. 

 

 

 



RELEVANT PLANNING POLICY 
 

• National Planning Guidance 

 National Planning Policy Framework 2012 

 

• Black Country Core Strategy (BCCS) 2011 

 CSP2 Development Outside the Growth Network 

 DEL1 Infrastructure Provision 

 DEL2 Managing the Balance Between Employment Land and Housing  

 TRAN2 Managing Transport Impacts of New Development  

 ENV 2 Historic Character and Local Distinctiveness  

 ENV 8 Air Quality  

 

• Saved Unitary Development Plan (UDP) 2005 

 DD1 Urban Design 

 DD4 Development in Residential Areas 

 CS3 Community Facilities 

 

• Supplementary Planning Guidance/Documents 

 Planning Obligations Supplementary Planning Document 2011 

 Parking Standards Supplementary Planning Document 2012 

 Access for All Supplementary Planning Document 

 PGN 12: The 45 degree code 

 PGN 17: House extension design guide 

 

ASSESSMENT 
 
16 The main issues are 

• Policy 

• Design 

• Neighbour Amenity 

• Parking 

• Access 

• Planning Obligations 



 
Policy 

 

17 There is no specific policy that deals with such planning application, with the most 

relevant policy being CS3, Community Facilities of the Saved Dudley Unitary 

Development Plan (UDP), which states that applications will be supported where 

they meet a recognised need, are located within the community they serve, are 

accessible by public transport and would not adversely affect the character or 

amenity of the nearby area.  

 

18 In addition the locality is mostly residential in nature and therefore saved Policy DD4 

– Development in Residential Areas the UDP is of relevance. The policy states that 

development should have no adverse impact on character or residential amenity 

and should have no detrimental impact on highway safety and should provide 

sufficient parking.  

 

19 Policy TRAN2 – Managing Transport Impacts of New Development of the Black 

Country Core Strategy, states that planning permission should not be granted for 

development where proposals are likely to have significant transport implications.  

 

Design 

 

20 The existing building retains a significant amount of its interwar residential 

character, for which the building was used for prior to becoming a dental surgery, 

and generally reflects the wider character of the area with medium to dark red brick 

and plain tile roof.  

 

21 The extensions are considered to be appropriate in terms of materials which would 

match the existing. In respect of the front extensions the design is considered to be 

appropriate in context and would be subservient.  

 

 

 



22 The two-storey rear extension would be comparatively prominent from Kent Road, 

and somewhat exacerbated by the lack of windows to the flank elevations. 

However, this is not considered to constitute a reason for refusal, and once the 

proposed supermarket is constructed such views would be reduced.  

 

Neighbour Amenity 

 

23 The closest neighbours to the application site are No. 105 Spies Lane to the east 

and No. 100 Kent Road to the rear. The site to the west is current vacant, although 

it does have planning permission for a small supermarket. 

 

24 In respect of No.100 Kent Road, the back to back distance is in excess of the 22m 

required by PGN 17 and therefore no concerns are raised.  

 

25 The relationship with No. 105 is more complicated in that it will be closest to the 

proposed two storey extension, and therefore the potential impact on light and 

privacy has to be considered.  

 

26 In respect of privacy no concerns are raised in that no windows would overlook the 

site. With regard to light there are a number of habitable rooms to the rear of the 

dwelling. However, these would not be adversely impacted upon, in that the 

extension is set in 3m from the boundary and also complies with the 45 Degree 

Code (PGN 17). A further form of mitigation is the existing high hedge to the 

boundary.  

 

27 Therefore in conclusion the proposed development would not have an adverse 

impact on amenity.  

 

 

 

 

 

 



Parking 

 

28 Table 9, of the revised Parking Standards indicates that the maximum parking 

standard for medical facilities is one space per member of staff plus two spaces per 

treatment room. The application indicates there are seven staff and therefore the 

parking standards requires a maximum of 15 spaces. 

 

29 The applicant is not proposing to provide any additional parking above the three 

spaces currently provided.   This is a shortfall of 12 spaces from the maximum 

standard. However this is in accordance with the Councils maximum standards 

parking policy. 

 

30 However, the site is located next to a busy roundabout junction and is a popular 

crossing point with pedestrians. Highways officers have previously observed 

parking in the adjacent Highway, blocking footways, pedestrians, impeding the free 

flow of traffic and creating a potential road safety hazard. It is noted that objections 

to the application have also raised similar parking concerns.  

 

31 The proposal could potentially exacerbate the existing parking situation created by 

visitors to the surgery and the Group Engineer (Development) therefore initially 

raised fundamental Highway safety concerns. 

 
32 The proposed steps would encroach into part of the parking area to the front of the 

site. However, the fore court would still maintain a depth of around 7m which is 

sufficient to prevent parked vehicles from overhanging the footway.  

 

33 However, the applicant has provided supporting evidence sating that the additional 

larger treatment room is required to accommodate specialist apparatus for implant 

surgery and also the amount of people that need to be present for the procedure.  

The surgery procedure takes about 2 to 3 hours and then the patient is left in the 

room for about an hour to recover. It also understood that the implant surgery given 

in the specialised treatment room is not performed on a daily basis. 

 



34 On the basis of the supporting information put forward by the applicant about how 

the additional consulting room would be operated, (i.e. it would not be used as 

regularly as the other consulting rooms, and when it is used the number of patients 

visiting in one day would be limited to no more than two or three due to the length of 

procedure and due to pre and after care) the Group Engineer (Development) would 

be prepared to support the application subject to the imposition of a condition 

controlling the use of the additional supporting room.  

 

35 Having given careful consideration it is considered that such a condition would fail 

to meet the tests in Circular 10/95 due to the difficultly in being able to enforce the 

condition.  

 

36 Therefore, on that basis the additional specialist consulting room could be operated 

as a general consulting room which could result in additional parking demand for 

the site. 

 

37 However the applicant has stated that the room would be used as a specialist 

treatment room and there is no reason to doubt this.  In addition the matter of 

patient care and the ability to provide a higher level of treatment have also been 

taken into account and on balance the proposal is considered to be acceptable, 

despite it not being possible to restrict the future use of the additional treatment 

room. 

 

38 However, it will be possible to control the use of the proposed ground floor staff 

room to prevent it from being used as consulting room in the future as this condition 

would be enforceable and would meet the tests set out in Circular 10/95.   

 

Access 

 

39 The proposed replacement stepped access to the main entrance is in compliance 

with the Access for All Supplementary Planning Document. 

 



40 The provision for an additional ramped access to the main entrance of the property 

has not been considered within the Design and Access Statement.  However, taking 

into account the significant difference in levels, the fall of the ground from the back 

of pavement to the main entrance and the limited space to the front (currently used 

for car parking), it is considered that the installation of a fully compliant ramp would 

be unreasonable in this instance. 

 

41 The Access Officer notes a ‘modified ramp’ has been proposed, leading to a side 

elevation entrance/reception door.  Further details are required to ensure that this 

ramp will be compliant.  If the ‘modified ramp’ is designed to a gradient of 1 in 21 or 

less, then none of the usual ramp specifications (handrails etc) would be required. 

However, the applicant has advised the ramp will not be compliant and therefore 

hand rails will be required. This matter would be  controlled through the building 

regulations process.  

 

Planning Obligations 

 

42 Black Country Core Strategy (BCCS) Policy DEL1 ‘Infrastructure Provision’ sets out 

the adopted policy framework for Planning Obligations within Dudley and the 

Planning Obligations SPD provides further detail on the implementation of this 

policy; these policy documents were prepared in accordance with national 

legislation and guidance on planning obligations.  
 

43 Policy DEL1 requires all new developments to be supported by sufficient on and off-

site infrastructure to serve the development, mitigate its impact on the environment, 

and ensure that the development is sustainable and contributes to the proper 

planning of the wider area. 
 

44 The obligations potentially triggered according to the Planning Obligations SPD are: 

 

• Air Quality Enhancement      

• Nature Conservation       

• Transport Infrastructure Improvements   



 

45 In determining the required planning obligations on this specific application the 

following three tests as set out in the Community Infrastructure Levy (CIL) 

Regulations, in particular Regulation 122, have been applied to ensure that the 

application is treated on its own merits: 
 

 (a) necessary to make the development acceptable in planning terms; 

(b) directly related to the development; 

(c) fairly and reasonably related in scale and kind to the development. 
 

46 Following consideration of the above tests the following planning obligations: 
 
 
On-Site Provision (to be secured by condition) 
 

• Air Quality Enhancement (Electric Vehicle Charging Point) 

 
47 It is considered that these contributions meet the necessary tests as stated above in 

that they contribute to the delivery of a sustainable development, are being provided 

directly on the development site itself and are deemed to be in scale and kind to the 

proposed development.  

 

48 This development complies with the requirements of BCCS Policy DEL1 and the 

Planning Obligations SPD. 

 
CONCLUSION 
 

49 The proposed front extensions are considered to be of acceptable design and 

cause no harm to neighbour amenity. Whilst there is deficiency of parking at the site 

which can lead to overspill parking on the highway the applicant has provided 

evidence that additional consulting room would be used on less than regular basis 

and when used would generate few additional trips. . Consideration has been given 

to policies CSP2 Development Outside the Growth Network DEL1 Infrastructure 

Provision DEL2 Managing the Balance Between Employment Land and Housing 

TRAN2 Managing Transport Impacts of New Development ENV 2 Historic 

Character and Local Distinctiveness and ENV 8 Air Quality of the Black Country 



Core Strategy and saved policies DD1 Urban Design DD4 Development in 

Residential Areas and CS3 Community Facilities of the Dudley Unitary 

Development Plan. 

 

 
RECOMMENDATION 
 

That planning permission is GRANTED subject to the following conditions: 

 

Reason for approval 
 
The proposed front extensions are considered to be of acceptable design and cause no 

harm to neighbour amenity. Whilst there is deficiency of parking at the site which can lead 

to overspill parking on the highway the applicant has provided evidence that additional 

consulting room would be used on less than regular basis and when used would generate 

few additional trips. . Consideration has been given to policies CSP2 Development Outside 

the Growth Network DEL1 Infrastructure Provision DEL2 Managing the Balance Between 

Employment Land and Housing TRAN2 Managing Transport Impacts of New Development 

ENV 2 Historic Character and Local Distinctiveness and ENV 8 Air Quality of the Black 

Country Core Strategy and saved policies DD1 Urban Design DD4 Development in 

Residential Areas and CS3 Community Facilities of the Dudley Unitary Development Plan. 

 

The decision to grant planning permission has been taken with regard to the policies and 

proposals in the adopted Dudley UDP (2005) and to all other relevant material 

considerations.  

 

The above is intended as a summary of the reasons for the grant of planning permission. 

For further detail on the decision please see the application report. 

 

Informative 

 

In dealing with this application the local planning authority have worked with the applicant 

in a positive and proactive manner, seeking solutions to problems arising in relation to 

dealing with the application, by seeking to help the applicant resolve technical detail issues 



where required and maintaining the delivery of  sustainable development. The 

development would improve the economic, social and environmental concerns of the area 

and thereby being in accordance with paragraphs 186 and 187 of the National Planning 

Policy Framework. 

Conditions and/or reasons: 
 

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

2. The development hereby permitted shall be carried out in accordance with the 
following approved plans: Block Plan, Plan 64/12 Sheets 1 to 5 

3. The ground floor staff room shall be used for that purpose only and shall not be 
used for any purposes, unless otherwise agreed in writing by the Local Planning 
Authority. 

4. No development shall commence until details of secure cycle parking facilities in 
accordance with the Council’s parking standards have been submitted to and 
approved in writing by the Local Planning Authority. The cycle parking shall 
thereafter be provided in accordance with the approved details prior to first 
occupation of the development, shall be made available at all times and be 
maintained for the life of the development. 

5. No development shall commence until details for the provision of external electric 
charging points have been submitted to and approved in writing by the Local 
Planning Authority. The Electric Charging point(s) shall thereafter be provided in 
accordance with the approved details prior to first occupation of the development 
and be maintained for the life of the development. 

6. The facing materails to the extensions shall match those of the existing building. 
7. No development shall begin until an assessment of the risks posed by any ground 

gases or vapours has been submitted to and approved by the Local Planning 
Authority. Such an assessment shall be carried out in accordance with authoritative 
UK guidance. 

8. Where the approved risk assessment (required by Condition 7) identifies ground 
gases or vapours posing unacceptable risks, no development shall begin until a 
detailed scheme to protect the development from the effects of such contamination 
has been submitted to and approved by the local planning authority. 

9. Unless otherwise agreed in writing with the LPA, the approved scheme (required by 
Condition 8) shall be implemented and a verification report submitted to and 
approved by the LPA, before the development (or relevant phase of the 
development) is first occupied/brought into use. 
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