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up to two ﬂats from a use for any purpose wﬁh!n Class A‘i of that Schedule. -
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“shall be srtuafed on a floor below the lowest par! Of the burfdrng used as a
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b) where ‘the deveiopmenr consists of a change of use- of any building with a

display window at ground floor level, the ground fioor shaﬂ noz‘ be used in whole
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¢) aflat shaﬂ not be used orherwrse than as.a dweﬁ!ng (Whetlrer or not as a sole
or main resrdence)u_-f.': O R T D

i by a single person,or by peop/e !rvmg togefher as a family, or

i. by not more than six residents lrwng together as a single household
(including a household where care is provided for residents).’
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It is proposed that the ground and basement levels of the property are retained in A1
retail use, with only the first and second floors (and a ground floor entrance lobby)
converted to residential use. As such, the proposal would appear to be compliant with
the criteria set out above.

Submitted with this covering letter are the following documents:
¢ Site Location Plan (1:1250)
e Existing and Proposed Floor Plans
» Existing and proposed elevations showing external alterations to the building
frontage at Doncaster Road.

The application fee of £172 will be paid via cheque, which will arrive with you shortly by
post.

The Application Site

The application site comprises of 42 Doncaster Road, Barnsley, S70 1TL, located
approximately 650m walk from the central retail core of Barnsley in the town centre.

The following photo shows the frontage of the site at Doncaster Road.

Photo 1: The application site at Doncaster Road.

The first and second floors of the property, which are the subject of this Prior Approval
application, have a total floorspace of 116.8 sqm. The distribution between the floors is
as follows:

s First Floor: 103.9 sgm

¢ Second Floor: 12.9 sgm
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These floors currently comprise of vacant office and storage space associated with the
former A1 retail use of the ground floor of the terraced property.

The ground floor retail unit and associated workshop at basement level is currently
vacant, its former occupant a motorcycle and scooter accessories sales unit. Although
falling outside of the remit of this prior approval application, it is intended that this retail
use should remain.

The upper floors at the property are currently accessed from within the retail unit at the
ground level, which also provides access to the basement below. The basement also
benefits from an external access to the yard at the rear of the property, accessed by an
alley way connected to Doncaster Road and Lambra Road to the north.

The use class of the site is confirmed by information from the Valuation Office Agency'’s
website as follows:

Ref. | Floor Deseription Area m2/unit £ m2funit
1 | Ground | Reteil Zone A 74.50| £180.00 | £14,166
2 |Ground |RetallZoneB 57.10? E.‘QS.UG! £5,425
3 |Ground |Retsil Zone 11.60| £47.50 £561
4 Ground | Offce 7.20| £19.00 £137
5 ;:Gmund Internal Storage : tI.BOi £19.DD! £224
€ | Ground lSlaﬂ Toilats N-'A: EB.OG: €0
7 ‘Fust !RetaﬂArea ‘ 4 81.60‘[ EiQ.ODi £1,650
8 |First fcfﬁce ‘ B.DDJ £11.88% £95
o |Fist Internal Storage 14.30 | £9.50 £136
10 Second | Intemal Storage | 1280/ €760, £98
11  Basement | Workshop 1I:I4.Btli '29.505 £996
12 ‘Basement ;!ntemal Storage | 14.90‘ £9.50‘. £142
13 -Basemem }.lnlema! Storage 2‘60{ £8.50 | £25
Total area: 40290 | Subtotal: | £23,534
Total value: | £23,634
Rateable value:
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The above information confirms that the first and second floors comprise of space
associated with the ground floor A1 retail use, and are therefore eligible for a Prior
Noatification application under Class F.

Site Context

Located on the fringe of the town centre, the immediate vicinity at Doncaster Road is
characterised by A1/A2/A3 uses. Neighbouring properties on either side are ‘Seaman,
Herbert & Co.", a solicitor's practice, and beyond a vacant unit, ‘J. Charlesworth’, a
sandwich shop. Across the road are the ‘Barnsley Lock & Safe Co.” and ‘New You Hair

and Beauty'.

A pedestrian underpass links Doncaster Road at the west to the town centre beyond
the roundabout on the A628.

In policy terms, the site is located on the edge of Barnsley Town Centre, but is not
designated for any particular use on the adopted UDP Proposals Map. The figure
below shows the site's proximity to the primary shopping frontage at Cheapside and
Queen Street.

| Primary
-1 Shopping
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Planning History

According to the Council's online planning records, there has been one planning
application at the site for the display of an internally illuminated fascia sign, Erojecting
signs and window graphics (App. No. 2008/1440). This was approved on 10" January
2009,

Development Proposal

The development proposal seeks to convert the first and second storeys at the
property, currently within A1 retail use, to 2 x two-bedroom residential flats (C3 use).

The remaining ground floor level and basement level floorspace is to be retained within
an At class use.

A separate access is to be created at ground floor level from Doncaster Road,
segregating the residential units from the retail use below. This will involve a modest
reduction in ground floor retail space by 34.5 sqgm to accommaodate this entrance. The
existing steps down to the basement in this part of the retail unit are to be relocated so
that the basement is accessed directly from the retail unit. This will create a private
ground floor entrance lobby for the two flats at ground floor level, separate from the
retail unit. '

A skylight is proposed on the Doncaster Road elevation of the second storey, to
provide light to the bedroom on that floor.

Please refer to the submitted drawings which set out the indicative proposed layout and
elevations of the proposed development.

Planning Assessment

The following paragraphs set out details in respect of transport and highways impact;
impacts of the development; contamination and flooding risks at the site.

Transport.and Highways

The application site is in a highly sustainable location; in addition to being within a
parade of shops at Doncaster Road, it is also within 650m walking distance of a wide
range of retail and employment opportunities at Barnsley town centre. The site also has
ekcellent public transport links, with two stops located within 200m of the site at
Sheffield Road. These are served by routes 6, 22, 203, 218, 219, 222 and 226.
Barnsley Interchange and Ratlway Station is located approximately 850m away fo the
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north west at Eldon Street North, providing access to further retail and employment
opportunities via the national rail network.

Primary and secondary education facilities are within walking distance of the site, with
Doncaster Road Primary School 350m to the south east, and Holgate School and
Sports College 1.7 km away at Shaw Lane to the west,

The site is therefare-in a highly sustainable location and well served by public transport;
future residents need not be reliant on use of a private car.

No external works are proposed which would affect the highway or pedestrian
pathways at Doncaster Road. The scale of the conversion (two residential units) is not
considered likely to result in any significant impact upon the transport or highway

network.

Contamination Risks on Site

There are not known to be any contamrnatlon risks present at the site arising from its
previous use or neighbouring uses. Future residents will not have access to the yard to
the rear of the property, which will remain associated with the ground and basement

level retail use,

Flood Risk

The application site is located within Flood Zone 1, an area at the lowest risk of
flooding, and therefore is considered suitable for the proposed development in terms of
fload risk.

Impact upon Retail Premises

The development proposal involves a modest reduction in the ground floor retail sales
floorspace at the property (34.5 sqm) to enable a separate residents’ entrance to be
installed. The proposed conversion also results in the loss of associated office and
storage space at first and second floor level. However, there remains a good amount of
ground floor retail space after the conversion, and the generous basement of the
property is expected to continue to provide suitable storage facilities to ensure that any
future retail use will have sufficient space for its requirements. The unit is within a
shopping parade on the edge of Barnsley Town Centre and there is no reason to
suggest It should not be occupied by a new retail business.

A C3 residential use above an A1 retail premises is considered a suitable neighbouring
use and unlikely to have any negative impact upon the unit's business operations.
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Conclusions

In light of the above, it is considered that the proposed change of use at the upper
storeys of 42 Doncaster Road, Barnsley, will provide housing in a highly sustainable
location, and will not negatively impact upon the viability of the ground floor retail use at
the site. The proposed external alterations are necessary for the proposed change of
use and will have a de minimus effect on the sireet scene. The application proposal
meeis all of the criteria required for the development to be eligible under Part 3, Class J
of the Town and Country Planning (General Permitted Development) Order 1995, as

amended in 2012.

| trust the enclosed information is sufficient to enable your determination of this Prior
Approval Application. Should you require anything further please do not hesitate to
contact me.

Y

Susie Boyce BA (Hons), MA
Planner
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