SUPPLEMENTARY PLANNING INFORMATION
PROPOSED ALTERATIONS TO BUILDING TO FORM COMMERCIAL UNIT AND APARTMENTS,  AT PERMANENT BUILDING, 
JUNCTION OF CHURCH STREET & REGENT STREET, BARNSLEY.     

Applicants: Adroit Consultation Ltd.    

This supplementary planning report has been prepared on behalf of the applicants by Simon M Elliott - Dip. URP.  The purpose of this report is to provide additional information and comments on the subject of Affordable Housing and whether any affordable housing units should be provided in connection with this development.  This report is provided in support of the planning application for internal alterations to The Permanent Building to form a single commercial unit at ground floor level with a number of apartments at ground, first and second floor level.      

1.
Affordable Housing Statement – (Vacant Building Credit Report) 

1.1 In terms of an Affordable Housing Assessment the purpose of this report is to identify and highlight the relevant issues relating to this matter for the Local Planning Authority (LPA) to consider.  

1.2 It is noted that Core Strategy Policy CSP 15 relates to Affordable Housing and this advises that for housing developments of 15 or more dwellings an element of affordable housing will be expected to be provided.  In this location it is expected that 15% of a development would be expected to be provided as affordable housing units unless it can be shown that such a requirement would render the development to be unviable.  It has, however, been acknowledged as part of the pre-application discussions that ‘Vacant Building Credits’ are a material planning consideration, which can be taken into account where a vacant building is being put forward for a new development as part of a formal planning application.  In these circumstances the existing floorspace can be offset against the proposed floorspace. 

1.3 It is argued that Vacant Building Credit should be apportioned to the development proposed in this planning application.  National policy is set out to provide an incentive for brownfield development on sites that contain vacant buildings, as is the case here.  It is considered that as the building in question has been empty for almost 3 years the LPA should allow the development to have a financial credit equivalent to the existing gross floorspace equating to the total gross floorspace, as all 4 floors of this building are vacant. The proposed development does not involve any increase in the floorspace of the building and it is therefore considered that there should be no requirement for any affordable housing contributions.  This is also important as the viability of this development is extremely tight and does not allow a significant margin for unaccounted expenses.  It should also be noted that the whole of the building is currently vacant, as required by National Policy in order to qualify for Vacant Building Credit. 
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1.4 For a development of the type proposed here it is considered that there should only be a requirement for the payment of affordable housing contributions where there is an overall increase in floorspace as a result of the proposed development.  No buildings or part of any buildings are being demolished to facilitate the proposed change of use and it is considered that a ‘credit’ should therefore be applied to this planning proposal. It is clear from the continued advertising of the building for sale or to let that the use of the building has not been abandoned and the building has not been left vacant solely for the purposes of the redevelopment proposed here.  Details of the marketing of the building for sale/let over the past 3 years or so is attached to this application to support this argument.  
1.5 As mentioned above the vacant building credit applies where a building has not been abandoned.  This provides support to the promotion of brownfield development, including the re-use or redevelopment of empty and redundant buildings, as is the case here.  In considering how the vacant building credit should apply to this development the Council will also need to have regard to current national policy. The LPA will no doubt agree with our arguments that the building has not been made vacant for the sole purpose of the redevelopment proposed in this application.  Also that the building is not covered by an extant or recently expired planning permission for a similar or the same form of development proposed in this application. 

1.6 In this particular case the total floorspace of the existing building equates to a total of 1,626 square meters (17,498 square feet).  The floorspace associated with the proposed apartments and commercial unit included in connection with the overall development of this building is a total of 1,340 square metres (14,420 square feet).  This equates to a relatively significant reduction rather than an increase in the floorspace being used for the proposed development.  It is therefore concluded that offsetting the existing floorspace against the proposed floorspace should result in no affordable housing units or contributions (in lieu of such units being provided) being required in order for this development being allowed to proceed.                         
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