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 report has been prepared by Simon M Elliott - Dip. URP.  The purpose of this report is to highlight the planning merits of the proposed internal alterations to an existing multi storey building to form a commercial unit at ground floor level with a number of apartments as well.  The plans and associated supporting documents have been prepared on behalf of the applicants by Coda Studios.      

1.
Introduction 

1.1 The purpose of this report is to identify and highlight the relevant planning considerations for the submission of a formal planning application to the Local Planning Authority (LPA) for the development as outlined above.  A more detailed description of the proposed development is also set out below.  The LPA that is responsible for planning matters relating to the site in question is Barnsley MBC.    
1.2 This report takes account of the appropriate Planning Policies that are included in the Council’s current Local Plan and associated documents for the area surrounding the site in question.  The report also takes account of the Council’s Supplementary Planning Guidance Notes (SPG’s) if and where any are relevant to the proposed development.  The report also takes account of relevant Central Government Planning Guidance as included in the National Planning Policy Framework (NPPF) and the planning history of the site.      

1.3
This report also takes account of other material planning considerations that are believed to be relevant to the proposed development or may have some influence on the LPA’s decisions on this planning application.  This includes comments made previously by the LPA’s planning officers in response to the submission of a pre-application enquiry relating to the development in question.        
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2.
Site & Surrounding Area

2.1 The site of the proposed development is located at the junction of Church Street and Regent Street in close proximity to the Town Hall in the centre of Barnsley.  The building in question is known as The Permanent Building and although it is not a Listed Building it is located adjacent to Listed Buildings and is located within a Conservation Area.  The application building is predominantly occupied by the building itself together with a relatively small area of land to the rear that has been used for car parking purposes.  The application building appears to be predominantly in the same general condition as it was when it was originally built and has been used for a number of different purposes, including use as offices, as the headquarters of the Barnsley Building Society and more recently by Raleys Solicitors.  
2.2 The application site is situated in a prominent location in the centre of Barnsley and even though the predominant uses surrounding this property are commercial it is considered that the principle of this proposal is acceptable.  The majority of the application site is occupied by the building, with a small car parking area to the rear of the building that is accessed off Eastgate.  The building that is attached to the application building is numbered 25-27 Church Street and is a vacant commercial/office unit.  That building is three storeys high and is rendered externally with painted walls.  The buildings below that application site down Regent Street are stone fronted and they are also predominantly used as offices.  
[image: image1.jpg]



Photograph of the Front Elevation of the Application Property.  
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2.3 The buildings in close proximity to the application site include the Town Hall which is directly opposite this site on the other side of Church Street.  In addition to this there are an Estate Agents, a Beauty Salon, solicitors offices, a record shop and a sandwich shop.  The majority of the surrounding properties are faced with natural stone, together with some brickwork and render as mentioned above.  The roofing materials of the premises in this area also vary, with the predominant roof covering for the pitched roofs being natural blue slate with a large proportion of roofs also appearing to be flat.    

2.4 In terms of the character of the centre of Barnsley around the application site it is predominantly occupied by old ‘traditional’ buildings that are mainly being used as commercial premises.  The application building is considered to be an important building in a prominent location in the centre of Barnsley.  The building dates from the 1930’s and still retains the original stained glass rooflights and internal marble wall coverings.  The ground floor level is still set out as a former banking hall with traditional high ceilings and a number of other smaller offices.  The first and second floors are arranged as a number of high quality offices, including fairly recently formed training facilities, a board room and kitchen.  The whole of the building was refurbished in 2008 and also benefits from a spacious basement area that does not form part of the application in question. 

2.5 The rear of the building is faced with mainly brickwork, with red and white bricks predominating with natural stone heads and sills to a large number of the openings as can be seen from the photograph below.  
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Photograph of the Rear Elevation of the Application Property.  
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3.
Outline of Proposals & Site History.
3.1 The development, as proposed, involves alterations to the interior of the property to form a ground floor commercial unit (coffee shop) together with a number of apartments, as shown on the submitted plans.  A small area of car parking is available to the rear of the building but owing to the location of the property in the centre of Barnsley it is not considered that there will be a requirement for any off-street parking spaces to be provided unless required by the owners.  An outline of the layout of the site is shown on the attached plans.      

3.2 The proposal that forms the basis of this planning application is for the creation of a mixture of Studio Apartments, as well as a number of one and two bedroom apartments on the first and second floor levels as well as a ground floor level coffees shop, which also has accommodation on the mezzanine floor above.  The apartments all have a mixture of one and two bedrooms and a good variety of floor areas ranging from the smallest at 33 square metres for a studio apartment up to the largest two bedroom apartment, which has a floor area of 76.25 square metres.  All of the apartments are of a good size and will be constructed to the highest possible quality and will meet all of the minimum sizes set out in the South Yorkshire policy for studio, one and two bedroom apartments.  The details of the proposed alterations to the building are set out in more detail in the Heritage Statement that forms an integral part of this planning application.  There is no proposal as part of this planning application to alter the exterior of the property and it is not, therefore considered that the proposed development would have a materially detrimental impact on the visual amenity of the street scene or the character of the Conservation Area.   

3.3 In terms of the planning history of these premises it appears that there have only been two different occupiers and uses, those both being offices uses.  The first of those uses was as a Building Society headquarters and associated office uses and more recently as a solicitors office and occupied by Raleys Solicitors.       
3.4 The proposed development involves internal alterations to provide a number of separate apartments with a total of 14 one and two bedroomed apartments  A coffee shop is also proposed at ground floor level (with floor space at mezzanine level as well).  The access into the coffee shop is located adjacent to the main entrance into the building, which is at street level on Church Street close to the junction with Regent Street.  A further planning application is also being submitted to the LPA for the formation of 11 apartments at ground floor level and mezzanine floor level in this building.  However, that proposal is submitted as a separate application and this planning application is for 14 apartments needs to be considered as a standalone development and determined on its own merits.  Any reference in this report to the creation of the apartments at ground and mezzanine floor level is purely to provide planning officers with a full picture of what level of development can be carried out on this site and should not prejudice the consideration of this application in any way.  
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Photograph of the Church Street Frontage of the Application Property.  
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4. Planning Policies & Other Material Considerations

4.1 In terms of the current Barnsley Development Plan and relevant policies the Core Strategy has been adopted by the Council and this forms part of the Barnsley Local Plan along with a number of 'saved policies' from the Unitary Development Plan.  The application site is located within the town centre and a predominantly commercial area.  The site is also within a Conservation Area and located adjacent to a number of Listed Buildings.  Whilst a large proportion of new dwelling units are created on allocated housing sites a variety of other sites are also considered to be acceptable for residential purposes.  These can be considered as 'windfall' sites that provide a positive addition to the number of housing units that can be provided across the Borough.  

4.2 It is considered that developments such as the one proposed in this application for a small scale residential development within the Town Centre can be accepted so long as they are in compliance with other Local Plan Policies together with providing an acceptable environment for future residents, do not have an adverse impact on any neighbouring land uses and in this particular case do not have any materially detrimental impact on the character of the Conservation Area and the setting of nearby Listed Buildings.  

4.3 Core Strategy Policy CSP 19 refers to Protecting Existing Employment Land and this Policy advises that "The redevelopment of employment land and buildings for non-employment uses will only take place if:

Redevelopment would not result in a loss of existing jobs or employment potential; and 

there will still be an adequate supply of employment land in the locality.

4.4 In this particular case the premises in question have been used for office purposes since the 1930's.  However, since 2016 when Raleys Solicitors moved out of the premises the building has remained empty.  The building was purchased by the applicants in 2010/2011and after it became vacant in 2016 it was advertised for sale by Smiths Chartered Surveyors.  A detailed breakdown of the advertising campaign, together with expressions of interest and offers to purchase are set out it the letter from Smiths dated 7th February 2019.  

4.4 As can be seen from the attached letter setting out the marketing history of the premises it was initially advertised from May 2016 and details of the extent of the marketing is set out in the initial paragraphs.  The letter then goes on to provide information on the levels of interest in the property, along with any offers to purchase.  As one can also see the majority of the interested parties were only looking at the potential for the building to be converted into residential units rather than for commercial purposes.  No offers have been submitted for the building to be re-used for commercial purposes, however interest and an offer has been made to the owners on the basis of a minimum of 25 residential units, together with a single commercial unit as proposed in this application.       
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4.6
In terms of other material planning considerations the advice contained in the National Planning Policy Framework (NPPF) is relevant to this proposal.  The NPPF came into effect in March 2012.  It advises amongst other things that Development that is sustainable should go ahead without delay - a presumption in favour of sustainable development that is the basis of every plan and every decision.  The NPPF states that:  "Due weight should be given to relevant policies in existing plans according to the degree of their consistency with this framework (the closer the policies in the plan to the policies in the framework the greater the weight that may be given)".  

4.6
It is considered that the existing Core Strategy/Unitary Development Plan policies as approved and adopted by the Council are all consistent with the NPPF and have been given due weight in the preparation of the proposed planning application.  In terms of the consideration of this planning submission the LPA is required to have regard to the provisions of the Development Plan, so far as it is material to the application in question, any local finance considerations, as far as they are material to the application and any other material considerations, as advised by Section 70 (2) of the Town and Country Planning Act 1990.  If regard is to be had to the Development Plan for the purpose of a determination under the Planning Acts the determination must be made in accordance with the plan unless material considerations indicate otherwise, as advised by Section 38 (6) of the Planning and Compulsory Purchase Act 2004. 

4.8 In terms of the main considerations of this particular planning submission it is considered that the principle of creating a number of residential units within this building is acceptable.  It is also considered that there are no highway safety issues associated with this proposal as a small number of off-street parking spaces can be provided to the rear of the building.  However, owing to the location of the building with the town centre it is considered that there is unlikely to be a requirement for such parking provision.  The access arrangements are the same as they have been for many years and it is considered that adequate off-street parking can be provided on site but only if this is deemed to be required by the LPA.   

4.9 In terms of other material considerations it is argued that there are no changes proposed to the exterior of the building and it is argued that the proposed development will not have a materially detrimental effect on the character of the area or the visual amenity of the street scene.  As referred to above the issue of the likely impact of the development on the character of the Conservation Area and the setting of the nearby Listed Buildings is covered in the Heritage Statement that is being submitted to the LPA as a separate document.  The retention of a commercial element as an integral part of the proposed conversion works will ensure that public access to the building is reinstated and prevents a ‘dead frontage’ to Church street and encourage members of the public to visit this part of the town centre to assist with the viability and vitality of the area.           
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4.10 In terms of residential amenity issues for future residents it is noted that there are already other apartments in relatively close proximity to this site.  However, to ensure that the residents do not suffer from an unacceptable level of noise disturbance from external noise sources a daytime and night time Noise Survey has been commissioned.  The results of the Noise Survey are included in a separate report that has been produced by Environmental Noise Solutions (ENS) and any recommendations included in that report will be adhered to as an integral part of the proposed development.  The development will also have to comply fully with the requirements of the Building Regulations where they relate to the protection of residential units from noise both from external sources and also between one apartment and another.   

4.11 Another consideration that is relevant to this proposal has been mentioned above, which is the impact on the Character of the Conservation Area.  The LPA’s Policies are relevant to this consideration and once again the NPPF advice is relevant as well.  Paragraph 131 of the NPPF advises that: “In determining planning applications, local planning authorities should take account of: 

· The desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

· The positive contribution that the conservation of heritage assets can make to sustainable communities including their economic viability; and 

· The desirability of new development making a positive contribution to local character and distinctiveness”. 

4.12 As mentioned above in this report the application site falls within a Conservation Area and is located opposite the Town Hall and is located in close proximity to a number of other Listed Buildings.  This part of the Conservation Area is made up of a mixture of properties built mainly in the 19th and 20th  Centuries.  There are also a few more modern properties built later in the 20th Century and the external facing materials, whilst predominantly stone do include a number of brick and rendered buildings.   
4.13 The proposed development is considered to be appropriate not only for this building but also clearly as a sustainable form of development in the centre of Barnsley.  As the attached plans and elevations clearly show there are no alterations to the external fabric of the building and the development will not affect the character of the building or the visual amenity of the area.  It is therefore considered that the proposal will not have a materially detrimental impact on any interests of acknowledged importance and as a sustainable form of development it should therefore be supported by the LPA’s planning officers.                     
 4.14
A separate report has been prepared relating to Affordable Housing Considerations as well as an Energy/Sustainability Statement for consideration by the LPA as an integral part of the planning submission.    
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