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Single storey extension to building to form 2 new retail units.
80 Lytham Avenue, Monk Bretton, Barnsley S71 2RQ.

Site Location and Description
The existing building comprising of a small, single storey, detached, brick built with a very slightly sloping mono pitched roof retail unit (local food store), is situated at the junction of Lytham Avenue and King Edward Street, within the St Helen’s residential area, Monk Bretton. 
Adjacent to the building on its western elevation is a small undeveloped plot, fronted by a low brick wall with wooden fencing on top, which has recently been cleared of a small number of semi-mature conifer trees. The building and plot are fronted by a paved area which provides for limited off-street parking, and a triangular grassed area some 6m wide onto Lytham Avenue. The paved area wraps around the eastern elevation of the building onto King Edward Street. To the rear of the building and plot is the southern gable fronted by a driveway and rear garden of 60, King Edward Street, which is set at a slightly higher level. The undeveloped plot on its western boundary is separated from the drive and gable of 76, Lytham Avenue by a substantial brick wall.
The surrounding area is characterised by mainly similar semi-detached residential properties with the occasional terrace.  
Proposed Development
The applicant is seeking planning permission to extend the existing retail building from its western elevation onto the currently undeveloped land and up to its boundary with 76, Lytham Avenue, to provide two further small ‘retail units’. Specifically, the units would be used for a hair dressing salon (use class A1) and a manicure shop (sui generis or A2 where appropriate to shopping area). The extension area would be some 65 square metres.
The extension would match the existing building in respect of ridge height (3.3m) and depth (5.8m) and would be 10.0m wide; slightly longer than the existing building at 8.9m wide. Materials and detailing would also match existing. The existing low brick wall and associated fencing fronting the site would be removed.
Each unit would comprise of shop floor space, a lobby and w/c and would be provided with a front door and window and a rear door. Waste bins would be stored to the rear of the current building towards its eastern elevation as existing.
Other works include the resurfacing of the currently grassed triangular area to the front of the proposed units with permeable material and the formation of a ramped approach to accommodate disabled persons access.
Proposed opening hours are 0900 to 1800 hours Monday to Saturdays and 0900 to 1200 hours on Sundays, Bank and Public Holidays. The units would provide 4 full time jobs in total.
Policy Context
Unitary Development Plan (UDP) – Housing Policy Area.
Barnsley Local Development Framework Adopted Core Strategy (CS):

CSP26 – New Development and Highway Improvement – states that new development will be expected to be designed and built to provide safe, secure and convenient access for all road users.

CSP29 – Design – sets out the overarching design principles for the borough to ensure that development is appropriate to its context and states that high quality development will be expected.
CSP32 – Small Local Shops – refers to outside of existing centres, we will allow small convenience shops that meet the daily shopping needs of a local community if the shops are of a type and in a place that would meet local needs and this need is not already met by existing shops; and  the shops are located and designed to encourage trips by pedestrians and cyclists and would not encourage  car trips.
CSP40 – Pollution Control and Protection – development will be expected to demonstrate that it is not likely to result in an increase in air, surface water and groundwater, noise, smell, dust, vibration, light or other pollution which would unacceptably affect or cause a nuisance to the natural and built environment or to people.

Barnsley Unitary Development Plan adopted 2000 (UDP) (saved policies):
H8 – Existing Residential Areas – states that areas defined as Housing Policy Areas will remain predominantly in residential use. Other uses will only be permitted where they are compatible with a residential area and other policies of the plan.
H8B – Non Residential Uses in Residential Areas – states that planning permission will be granted for small scale, non-residential uses in Housing Policy Areas if there is no unduly harmful impact on the amenity of neighbouring and nearby residents by way of noise, disturbance, loss of privacy, traffic congestion or other forms of nuisance; there is no unduly harmful visual impact on the character of the residential area; there is no conflict with public safety on the highway and there is satisfactory provision for off-street parking; the use is restricted to providing a service or facility for local residents and there is no conflict with other policies of the plan.

Barnsley, Doncaster and Rotherham Joint Waste Plan (adopted March 2012):

WCS7 – refers to all development proposals must submit a waste management plan.

National Policy Planning Framework:

Core planning principle relating to high quality design is relevant.
Requiring good design:
· Good design is a key aspect of sustainable development.

· Planning decisions should aim to ensure that developments (amongst other things) will function well and add to the overall quality of the area, respond to local character and history and are visually attractive.
Conserving and enhancing the natural environment:

· Planning decisions should aim to avoid noise from giving rise to significant adverse impacts but should recognise that development will often create some noise and existing businesses wanting to develop in continuance of their business should not have unreasonable restrictions put on them because of changes in nearby land uses since they were established.

Promoting healthy communities:

· Planning decisions should ensure that established shops, facilities and services are able to develop and modernise in a way that is sustainable, and retained for the benefit of the community.

Consultations

BMBC Highways – No objections.
BMBC Tree Officer – No objections.
BMBC Enterprising Barnsley – Support the proposed development.
BMBC Regulatory Services – No objections subject to the imposition of a condition.
BMBC Drainage – No objections.
BMBC Waste Management – No objections subject to confirmation of bin storage facilities.
Yorkshire Water Services – No comments.
Representations
The application has been advertised as being of local interest by way of site notice and neighbour notification. No representations have been received.
Assessment
Principle of development

The existing building has been in use as a local food store for a number of years serving the local community. Policy CSP32 allows for the provision of small convenience shops outside of existing centres that meet the daily shopping needs of a local community subject to the specific need not already being provided and the shops being located and designed to encourage trips by pedestrians and cyclists. Policy H8 allows for other uses in existing residential areas where they are compatible. The Core Strategy defines small shops as units having a gross floor area of 500 square metres or less and as they are intended to serve local needs, such developments must not include large, dedicated car parks.

It is considered that the two proposed units for hairdressing and manicure shop use, with a gross floor area each of less than 30 square metres, and being located well within an existing residential area, and with very little off-street parking, complies with the above policies.  
Furthermore, Policy H8B makes it clear that planning permission will be granted for small scale, non-residential uses in Housing Policy Areas subject to there being no unduly harmful amenity impacts. The proposal also accords with planning policy statements in the NPPF relating to promoting healthy communities. 

The proposal is therefore considered to be acceptable in principle and it is not considered necessary, bearing in mind the very small scale nature of the proposal, to place any restrictions on the uses of the two units, on any grant of planning permission in this case (i.e. the size of the units are likely to restrict the type of activities which could be carried out to those serving local needs).
Design/Residential/Visual amenity
The proposed development would be constructed in materials to match the existing food store, would reflect its dimensions and design details, is appropriate to its context, and would have no significant adverse visual impact on the street scene.
Being single storey, slightly below the level of the residential property to the rear and onto the drive and gable of the adjacent residential property to the west, it is considered that there would be no significant impact in terms of loss of outlook and overshadowing/overbearing.
In terms of the potential impact on privacy, as noted above, there would be no windows on the rear elevation facing towards the rear garden of 60, King Edward Street, or the western elevation facing towards 76, Lytham Avenue. The windows on the front elevation would face across Lytham Avenue towards numbers 49 and 51 some 21m distant. As such, it is considered that there would be no significant adverse impact in respect of privacy.
Any noise and disturbance during construction would be short term. Whilst the additional facilities may attract more customers, the activities are ‘low key’, and any additional noise would be largely confined to indoors. The applicant has confirmed that no mechanical plant in the form of chiller or air conditioning units would be fitted to the premises. However, due to the close proximity of residential properties, Regulatory Services would want the proposed opening times to be conditioned on any grant of planning permission.
It is considered therefore, that there would be no significant adverse impact on visual and residential amenity or unduly harmful impact on the character of the residential area, and that the proposal accords with policies CSP29, CSP40 and H8B in these respects, and the planning policy statements in the NPPF relating to requiring good design and conserving and enhancing the natural environment.
Highway Safety
There are no on-street parking restrictions in this residential area and as noted, there is, and would be some limited off-street parking on the paved areas to the front of the proposed units and to the side of the existing unit. 

In any event, the units would be serving the local area where most customers are likely to arrive on foot. Being small units, only a very limited number of customers could be accommodated at any moment in time. There are no objections to the proposal from the Council’s Highways Section.
The proposal therefore is considered to have no significant adverse impact on highway safety and accords with policies CSP26 and H8B in this respect.
Other Matters

Whilst no waste management plan has been submitted in accordance with policy WCS7, this requirement could be conditioned on any grant of planning permission.
The Council’s Drainage Section has confirmed that the submitted information with regard to temporary and permanent drainage is sufficient.

The Council’s Tree Officer has commented that the only trees on or in close proximity of the site is a row of conifers which are not considered to be a constraint to the proposed development and therefore there are no objections. In any event, the trees have now been removed from the site.
Recommendation

Grant subject to conditions:
1 
The development hereby permitted shall be begun within 3 years from the date of this permission. 
Reason: To comply with the requirements of Section 91 (as amended) of the Town and Country Planning Act 1990.

2.
The development hereby permitted shall only be carried out in accordance with the following documents:


a) Drawing titled ‘Site Plans’, numbered MTH001 – 001 and dated 2 November 2016;

b) Drawing titled ‘Existing Elevations’, numbered MTH001 – 002 and dated 2 November 2016;

c) Drawing titled ‘Proposed Elevations’, numbered MTH001 – 003 and dated 2 November 2016; 
d) Drawing titled ‘Proposed Plans’, numbered MTH001 – 004 and dated 2 November 2016; and 
e) Design and Access Statement prepared by JRB Designs Ltd. 

Reason: For the avoidance of doubt and to accord with CS policies CSP26, CSP29 and CSP40, UDP policy H8B and the relevant planning policy statements in the NPPF relating to requiring good design.
3. 
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 CS policy CSP 29 and the relevant planning policy statements in the NPPF
     relating to requiring good design.
4. 
Hours of opening shall be limited to the hours between 0900 hours and 1800 hours on Monday to Saturday and 0900 hours and 1200 hours on Sundays, Bank and Public Holidays. 
Reason: In the interests of local amenity and in accordance with CS policy CSP40, UDP policy H8B and the relevant planning policy statements in the NPPF relating to conserving and enhancing the natural environment.
5. Prior to the occupation of the units, full details of the proposed refuse and recycling storage facilities shall be submitted to, and approved in writing by, the Local Planning Authority. Details shall include a method statement indicating how the facilities will be managed and serviced and how the proposed development will maximise the use of the proposed recycling facilities to reduce general waste arisings. Prior to the occupation of the extension, the approved facilities shall have been implemented in conjunction with the approved method statement and shall thereafter be retained.

Reason: In the interests of acceptable waste management, encouraging waste recycling, and visual amenity in accordance with CS policy CSP29, and JWP policy WCS7.

