2020/0215
Mr Jeremy Beaumont


Erection of single storey extension to workshop
210 Pontefract Road, Barnsley, S71 5QP
Site Description
The application relates to a single storey commercial unit, currently used as a printing workshop, located adjacent to Cundy Cross junction which has recently undergone major work to transform it from a roundabout into a signalled junction.  The building fronts Pontefract road with a small forecourt located between the front elevation and the back edge of the footpath.  There is a dropped crossing to the side of the building, off Rotherham Road, which leads to a small parking/delivery area.  
The applicant also owns the adjacent 2 storey, stone built building which has a retail unit on the ground floor and offices/storage on the first floor.  To the front of that building is a car park with access/exit points onto Rotherham Road.

The surrounding area is made up of a mixture of residential, commercial, retail and hot food takeaways.
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Site History

2015/0801 - Erection of single storey flat roofed side extension to premises – refused for the following reason;

The proposed development would result in the loss of parking/delivery areas and fails to provide sufficient and suitable alternative accommodation within the site for parking, loading/unloading and turning of vehicles in connection with the established use.  Furthermore, the site is located immediately adjacent to a sensitive roundabout which accommodates significant traffic movement and is due to undergo works to a signal controlled junction as a result.  Consequently, the proposal would be likely to result in increased vehicles manoeuvring and parking within the highway to the detriment of the safe and free flow of traffic on the highway and contrary to UDP Policy ED10, Core Strategy Policy CSP 26 and SPD 'Parking'.

The refused development and layout is shown below;
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Proposed Development
The applicant seeks permission to erect a single storey extension on the existing North Western elevation of the building.  The extension would infill the internal angle of the ‘L’ shaped building and would be brick built, single storey and have a flat roof to match the host property.  A roller shutter door is proposed on the Western elevation of the extension which would be served by the adjacent carpark, which is owned by the applicant.  The extension would be used as a workshop and vehicle bay.
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Policy Context

 
The new Local Plan was adopted at the full Council meeting held 3th January 2019 after it was found to be sound by the appointed Planning Inspector following the examination process.  This means that it now takes on full weight for decision making process in planning law terms as the development plan for the Borough, superseding the remaining saved policies from the Unitary Development Plan (adopted in the year 2000) and the Core Strategy (adopted in 2011).

The site is allocated as Urban Fabric within the Local Plan Proposals Maps and therefore the following policies are relevant:
Policy T4 New development and Transport Safety

Policy GD1 General Development

Policy D1 High Quality Design and Place Making

Policy Poll1 Pollution Control and Protection
Policy LG2 The Location of Growth

Policy E4 Protecting Existing Employment Land

Policy CL1 Contaminated and Unstable Land

SPDs/SPGs
SPD ‘Parking’ provides parking requirements for all types of development.
NPPF

The NPPF sets out the Government’s planning policies for England and how these are expected to be applied. At the heart is a presumption in favour of sustainable development. Development proposals that accord with the development plan should be approved unless material considerations indicate otherwise. Where the development plan is absent, silent or relevant policies are out-of-date, permission should be granted unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the Framework as a whole; or where specific policies in the Framework indicate development should be restricted or unless material considerations indicate otherwise.

Paragraphs of particular relevance to this application include:

Para 91 - Planning policies and decisions should aim to achieve healthy, inclusive and safe places 
Para 109 -  Development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network would be severe. 
Para 124 - The creation of high quality buildings and places is fundamental to what the planning and development process should achieve. Good design is a key aspect of sustainable development, creates better places in which to live and work and helps make development acceptable to communities.
NPPF

The National Planning Policy Framework sets out the Government’s planning policies for England and how these are expected to be applied. At the heart is a presumption in favour of sustainable development. Development proposals that accord with the development plan should be approved unless material considerations indicate otherwise. Where the development plan is absent, silent or relevant policies are out-of-date, permission should be granted unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the Framework as a whole; or where specific policies in the Framework indicate development should be restricted or unless material considerations indicate otherwise.

In respect of this application, these policies above are considered to reflect the 4th Core Principle in the NPPF, which relates to high quality design and good standard of amenity for all existing and future occupants of land and buildings.  They also reflect the advice in paragraph 58 (general design considerations) and paragraph 64, which states that ‘permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions’.
Consultations
Regulatory services – No objections

Highways DC – No objection subject to condition & Informative
Representations

The application was advertised by way of site notice, press notice and notification letters sent to neighbouring buildings.  As a result, 1 letter of support was received from a neighbouring business.
Assessment

Principle of development 

The expansion of existing retail/commercial properties will normally be permitted subject to satisfactory standards of design, adequate amenity levels of neighbouring uses, and adequate car parking, loading and vehicle manoeuvring facilities.
New development will also be expected to be designed and built to provide safe, secure and convenient access for all road users.

A similar extension was previously refused on the site for highway safety reasons, however, since that refusal the applicant bought a neighbouring building which also has a car park which would provide access to the extension away from the neighbouring highways and also provide parking for staff and visitors.

The proposed extension is marginally larger than the previous extension, but it is very similar in its position and its design.  It should be noted that the previous application was not refused on visual or residential amenity reasons, it was purely based on highways safety.
Residential Amenity 

There are some residential properties within close proximity of the site, however, the proposed extension would be located between the existing building and the adjacent highway.  It would effectively infill the internal angle of the existing ‘L’ shaped building and would be of a modes size and height, being single storey and having a flat roof.

Furthermore, it would also adjoin a car park serving a neighbouring retail/commercial building which is owned by the applicant and part leased to a third party.  
As a result of the comments above, residential amenity levels would be maintained to a reasonable degree, in accordance with Local Plan policy GD1.
Visual Amenity

The proposed extension would be in a prominent location with views available from the highway and public vantage points.  In fact, part of the extension wall would be immediately adjacent to the back edge of the footpath serving Rotherham Road.  However, the proposed extension is relatively modest, given that it is single storey and has a flat roof, and would harmonise with the existing building in terms of scale and design.  In addition, the pavement where the extension adjoins is relatively wide at that section meaning the built itself is set back from the carriageway, also, part of the existing building is immediately adjacent to the pavement, as such, the proposal reflects the current situation.
Furthermore, it is very similar to the previously proposed extension in terms of its location, design and scale.  Although that application was refused, it was not refused on visual amenity or design grounds, it was solely on highway safety.

As such, visual amenity would be maintained to a reasonable degree, in accordance with CSP 29 and ED10.
Highway Safety 

The existing printing use (where public can visit) is classed as B1 where 1 space per 30m2 is required in-line with SPD ‘Parking’.  The existing building requires 3 spaces, with the proposed extended building requiring a total of 5 spaces.  The existing rear parking area could accommodate 2 vehicles and there is a forecourt to the front (approx. 3m x 10m) which currently accommodates 2 vehicles in an awkward informal arrangement where vehicles have to drive over the pavement to the forecourt area immediately adjacent to the signal-controlled junction. 

As outlined above, the previous application was refused because of highway safety concerns due to the loss of existing parking and delivery areas, and also, the proximity of the proposed delivery area within the extension to Cundy Cross signal-controlled junction.

Since that application the applicant has now purchased the two-story building adjacent which has a car park to the front.  The car park has 5no. marked out spaces and additional areas for informal parking.  The applicant utilises the first floor of the building as offices and the ground floor of the building is currently leased to an A1 use.  As such, the applicant, their staff and customers already utilise this car park.
The proposal is to extend the building on an existing area to the side/rear of the building which is used for informal parking and deliveries, although, deliveries and parking also take place to the front of the building on the forecourt area which is less than ideal. There are currently two entrance/exit points to the car park from Rotheham Road but the one closest to the signal-controlled junction would be stopped up just leaving the entrance/exist furthest away from the junction, which is arguably an improvement in highways safety terms.
The applicant proposes a roller shutter door on the new extension which would be accessed via the carpark.  As outlined above, this is arguably an improvement as the current access points for deliveries to the front and immediately to the rear of the building, are very close to the signal-controlled junction.  Furthermore, if delivery vehicles are in the car park on private land, they are not obstructing the pavement or highway. 

It is acknowledged that if there are two businesses and deliveries utilising the car park there could be some overspill at certain times, however, there are double yellow lines immediately to the front of the site to avoid impacting on the signal-controlled junction and access sightlines.  Furthermore, within close proximity of the site on the same side of the road are some parking laybys that could be utilised and remove the temptation of visitors/customers parking illegally to the front of the site if only making a quick visit.

Highways DM have been consulted and agree that the proposed situation would be an improvement on the current situation regarding parking and deliveries. However, given the car park now provides an alternative means for parking and deliveries for the application property, they want a condition imposed to remove the use of the existing parking/delivery forecourt area to the front of the building which is an awkward arrangement and potentially dangerous for pedestrians using the pavement and vehicles using the highway, especially given the close proximity of the junction and lack of manoeuvring space within the site.
Given the comments above, the addition of the car park and amended access/delivery arrangements overcomes the previous reasons for refusal.

Summary
Taking into account the relevant development plan policies and other material considerations, it is not considered that there are any significant and demonstrable adverse impacts that would outweigh the benefits associated with the granting of planning permission for the revised scheme.  The proposal therefore complies with the development plan as a whole and the advice in the NPPF.
As such the scheme is considered to accord with policies and guidelines and is recommended for approval.
Recommendation

Approve Subject to conditions
Conditions
	The development hereby permitted shall be begun before the expiration of 3 years from the date of this permission.

Reason:  In order to comply with the provision of Section 91 of the Town and Country Planning Act 1990.



	The development hereby approved shall be carried out strictly in accordance with the plans (Nos TMSB/2016/02A, TMSB/2016/04A & TMSB/2016/05A) and specifications as approved unless required by any other conditions in this permission.

Reason:  In the interests of the visual amenities of the locality and in accordance with Local Plan Policy D1 High Quality Design and Place Making.



	The external materials shall match those used in the existing building.

Reason:  In the interests of the visual amenities of the locality and in accordance with Local Plan Policy D1 High Quality Design and Place Making.



	Construction or remediation work comprising the use of plant, machinery or equipment, or deliveries of materials shall only take place between the hours of 0800 to 1800 Monday to Friday and 0900 to 1400 on Saturdays and at no time on Sundays or Bank Holidays.

Reason:  In the interests of the amenities of local residents and in accordance with Local Plan Policies GD1 General Development Policy and POLL1 Pollution Control and Protection.



	Prior to the extension being brought into use, details shall be submitted to and approved in writing by the Local Planning Authority of arrangements which permanently close the existing vehicular access to the front of the building off Pontefract Road. 

The works shall be completed in accordance with the approved details and a timetable to be submitted to and approved in writing by the Local Planning Authority.

Reason: In the interest of highway safety, in accordance with Local Plan Policy T4.



	All redundant vehicular accesses shall be reinstated as kerb and footway prior to the development being brought into use.

Reason: In the interests of road safety in accordance with Local Plan Policy T4 New Development and Transport Safety


