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Erection of single storey flat roofed side extension to premises
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 Roundabout.  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 surrounding area is made up of a mixture of residential, commercial, retail and hot food takeaways.
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Proposed Development
The applicant seeks to extend the existing building to the side/rear.  The extension would measure approximately 50m2 which would be in addition to the approximate 100m2 of the existing building.  The extension would have a flat roof to continue the existing building and would reflect the hosts design and appearance.
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Policy Context

 
Planning decision should be made in accordance with the development plan unless material considerations indicate otherwise and the NPPF does not change the statutory status of the development plan as the starting point for decision making.  The development plan consists of the Core Strategy, saved Unitary Development Plan policies and The Waste Plan.  The Council has also adopted a series of Supplementary Planning Documents and Supplementary Planning Guidance Notes, which are other material considerations.

The Council has produced a Consultation Draft of the Local Plan which shows possible allocations up to 2033 and associated policies.  The document is a material consideration but the weight afforded to it is limited by the fact it is at an early stage in its preparation.
Saved UDP policies
Policy ED4 – Economic Development & Residential amenity – Proposals for economic development adjoining or close to housing will be assessed with particular regard to the likely impact on residential amenity.
Policy ED10 – Growth of Existing Firms – The expansion of existing firms will normally be permitted subject to satisfactory standards of design, the amenity of neighbouring uses, and adequate car parking, loading and vehicle manoeuvring facilities.
Core Strategy
CSP 26 – New Development and Highway Improvement – New development will be expected to be designed and built to provide safe, secure and convenient access for all road users.
CSP 29 sets out the overarching design principles for the borough to ensure that development is appropriate to its context. The policy is to be applied to new development and to the extension and conversion of existing buildings.
SPDs/SPGs
SPD ‘Parking’ provides parking requirements for all types of development.
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


Highways DC – Object – Recommend refusal
Representations

No comments
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.
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 and would also adjoin a car park serving a vacant neighbouring retail/commercial building.  As such, residential amenity levels would be maintained to a reasonable degree.
The proposed extension would also be set away from the neighbouring uses so as not to significantly affect their amenity.

Visual Amenity

The proposed extension would be in a prominent location with views available from the highway and public vantage points.  However, the proposed extension would be relatively modest and would harmonise with the existing building in terms of scale and design.  As such, visual amenity would be maintained to a reasonable degree, in accordance with CSP 29 and ED10.
Highway Safety 

The main concern with the proposal is on parking and highways safety grounds.  The existing area where the extension would be located is a parking/delivery space with a shared dropped crossing off Rotherham Road.  The applicant has stated that this area is not used for parking or deliveries as this occurs on the forecourt to the front, nether the less, the space is there and could be utilised by the current or future occupants.
The proposed extension would result in the use of this area for a workshop/vehicle bay.  Although the area could still be used for parking/deliveries (internally) the roller shutter door could result in vehicles waiting within the highway, or across the footway, while the doors are opened/closed.  Furthermore, the extension itself, despite the proposed demolition of the boundary wall, would limit visibility adjacent to a busy junction and, as there would be no turning/manoeuvring facilities, vehicles are likely to have to reverse out of the building onto the highway.  Whilst this is currently the case from the open area of hardstanding, the proposed situation would be worsened as the driver would still be within the building with limited visibility while the rear of the vehicle approached the footpath and highway.
If the roller shutter door was removed from the scheme, to avoid the area being used for vehicle access, then a parking/delivery space would be lost, and, as the site already falls under the required amount of spaces for the use, this would be unacceptable. 

The existing printing use (where public can visit) is classed as B1 where 1 space per 30m2 is required as part of SPD ‘Parking’.  The existing building would require 3 spaces, with the proposed building requiring 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.  It is acknowledged that the parking standards are for maximum spaces but it demonstrates that the current building meets the requirements but as a result would fall at least 2 spaces short (2 spaces to the front and two to the rear), with limited space for deliveries/drop offs.
It should also be acknowledged that the adjacent roundabout is currently at, or nearing, capacity and as a result is due to undergo significant works (as part of a recent residential approval under application 2014/0949 which included a link road and associated works).  The roundabout would be altered to a signal controlled junction and is located immediately adjacent to the application property, as such, the potential impact of the scheme, and the lack of off road parking/delivering areas, would be to the detriment of the free and safe flow of traffic on the highway, contrary to CSP 26 and ED10.
Recommendation

Refuse
