


authorities should demonstrate flexibility on issues such as format and scale, so that opportunities 
to utilise suitable town centre or edge of centre sites are fully explored. 

Barnsley Council’s Local Plan policy TC1 paragraph 15.3 states: 

The overall approach is that new retail and town centre development should be located within 
existing centres. This will help to strengthen and protect their important roles and to reduce the 
need to travel to out of centre locations. 

The NPPF states the sequential test should look for ‘suitable’ sites although; ‘suitable’ is not defined 
by the NPPF or guidance. However, paragraph 011 of the Planning Practice Guidance states “The 
applicant of the test will need to be proportionate and appropriate for the given proposal” and the 
applicant should demonstrate flexibility when considering suitable sites. Paragraph 013 of the NPPF 
also recognises that viability has a role to play when considering suitable site by a sequential test. 
Paragraph 0133 states “The sequential test supports the Governments ‘Town Centre First’ policy. 
However, as promoting new development on town centre locations can be more expensive and 
complicated than buildings elsewhere; local planning authorities need to be realistic and flexible in 
applying the test”.   

Requirements for the business 
Due to expansion and the need to relocate, the requirements for the new building are as follows: 
 

 A unit, approximately 250sqm 
 Open plan layout with greater visibility of whole space 
 Single storey/ground floor only due to the moving and lifting of heavy/bulky items (or a 

building with lift access)  
 On-site car parking/immediate street parking is required because customers carry 

heavy/bulky items  
 Financially Viable 

 
Sequential Test 
A search for sites within Barnsley town centre was undertaken on 19th December 2023. The search 
used a popular estate agent website (www.rightmove.co.uk). The search was restricted to retail 
properties within 3 miles of the Alhambra centre (S70 1SL). This was considered to be a reasonable 
sized area as it would catch both the town centre and edge of centre units. The search was restricted 
to property ‘to rent’ and to a size of between 250sqm and 500sqm. The search found 4 potential 
properties. These are listed below:  

1. The Glass Works, Barnsley.  
2. Barnsley Trade Park, Wombwell Lane, Barnsley 
3. 11 Regent Street South, Barnsley 
4. Former TBS, 17 Market Hill, Barnsley 

 
Out of town premises within a 3 mile radius of the catchment area of Grafter Warehouse current 
location in Royston has been undertaken, and a further 3 potential properties were identified (again 
using a popular estate agent website (www.rightmove.co.uk)). These are listed below: 

1. Former Betfred, 19-21 Laithes Lane, Athersley, Barnsley, South Yorkshire, S71 3AA 
2. Units 9 - 10, Laithes Lane Shopping Centre, Laithes Lane, Athersley, Barnsley, S71 3AD 
3. High Street, Shafton, S72 











junction with Pontefract Road. Set within a parade of retail 
properties there is a high level of residential property in the 
immediate vicinity as well as a mix of other commercial occupiers 
such as Costcutter located opposite and other local retailers. This is 
within 3 miles of the existing premises.  

Size The property has a net internal area of 410 sqft (38.09 sqm), which 
is over 2 floors. 

Accessibility of Building There are large open plan rooms at ground and first floor level with 
a large disabled WC accessed on the ground floor. There is a 
staircase to access the first floor, but no lift. 

Parking On street parking only. 
Deliveries There is an area next to the units which assume is used for 

deliveries as there is a secure bollard blocking access. Deliveries 
could also be made via on-street parking.  

Environmental/Sustainability Large windows to maximise natural light. The unit has recently 
been refurbished so no further works would be required.  

Rental costs £850pcm exclusive of insurance, rates, and VAT. 
Evaluation summary: 
Although it positioning and location is good (along with the monthly rental fee – which is more than 
affordable), the property is too small to accommodate the needs of the business. The unit is also over 
2 floors with stair access. Ideally a lift would be needed and due to the size of the unit this would take 
up more space. One of the main issues with the current premises is on-street parking, and due to the 
number of customers (coming in various size vehicles) this has been problematic. The location of this 
unit is on a busy street with many other retail units so parking is going to be an issue and cause 
further congestion problems.  
 
Summary and Conclusion  
The sequential test search found a total of 7 properties available for rent. There are 3 town centre 
properties, one edge of centre property available and 3 properties within the catchment area of the 
current business premises. The Glass Works could be a suitable size and internal layout to 
accommodate the proposal. It is in the centre of Barnsley Town Centre in a new purpose built 
building with its own car park. With over 80% of the units taken the options left are limited. Units 
SU11 and SU12 combined would offer more than adequate space, however the rental and service 
charge would exceed an annual fee of £110,000 which is unaffordable. The Barnsley Trade Park 
would have been a good location and attract the right customer base, however the units are for 
‘trade counter’ use, which would not be suitable for the needs of Grafters Warehouse. The size also 
exceeds what realistically is needed. 11 Regent Street South meets the required floor area, however 
to achieve this it is over 2 floors with access via stairs and no lift. It is important to have the unit on 
one level due to the heavy/bulky items which need to be carried and stairs pose a hazard (a lift 
would mitigate this). The location of this on a pedestrian only road with restricted delivery time 
would also impact on the business and likely to deter customers from coming as there is no on-
street parking to quickly collect these large heavy/bulky items. The rental costs are however 
affordable. Finally, the former TBS building at 17 Market Hill requires significant refurbishment and 
structural changes to make it suitable for a retail business. The costs associated with this and the 
higher rental fee’s make this option unaffordable. The Laithes Shopping Centre would be a suitable 
location for Grafters Warehouse due to its catchment area of the current premises. Its location off 
the A61 is also idea. The shopping centre also offers off-street parking which is an essential criteria 



for the business. However, the unit currently available is smaller than what is required, although it 
does offer single storey accommodation which again is what the business needs. The unit is smaller 
than what is needed and there is no available space to include a stock room and with the rental fee 
being slightly higher than what has been budgeted, this makes units 9 – 10 unviable. The other two 
properties are far too small to meet the needs of the business.   
 
In conclusion, the scheme passes the sequential test as no other sites are ‘suitable’ due to viability, 
layout and accessibility.  
 
Other Circumstances 
Paragraph 91 of the NPPF states “Where an application fails to satisfy the sequential test or is likely 
to have a significant adverse impact on one or more of the considerations of paragraph 90, it should 
be refused”. Whilst the view is taken that the application passes the sequential test, even if it was 
not deemed to, the proposal is unlikely to have a significant adverse impact on the investment, 
vitality or viability of the town centre. This is family run business which has been successful in its 
current out of town local (Royston) due to its business nature and ease of customers being able to 
park close and collect the products they need quickly without having to access a busy town centre 
and negotiate parking large commercial vans. The nature of the business Grafters Warehouse offers 
is similar to that of ScrewFix where units are sourced with direct access to a car park due to 
customers needing to collect large bulky/heavy items and visiting the premises solely to collect items 
needed to carry out their jobs. Therefore the premises need to be in a location easily accessible to 
customers where they can come and go quickly.  
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