
 

 

 
Barnsley Metropolitan Borough Council 
Development Management 
PO Box 604 
Barnsley 
South Yorkshire 
S70 9FE 
 

 Our Ref: 102`10/MS 
                        17th September 2010 

Dear Sir/ madam, 
 
R.E. PLANNING APPLICATION FOR CHANGE OF USE OF DOMESTIC DOUBLE GARAGE TO 
BUSINESS USE AT 19 APRIL DRIVE, MONK BRETTON, BARNSLEY 

 
On behalf of our client, Mr Harnett, I write with the supporting justification for the above-mentioned 
planning application. The application seeks planning approval to continue using the domestic 
garage to the rear of the property (see Appendix 1, photographs 1-4) for purposes associated with 
Mr Harnett’s car body shop business, entailing storage of paints and equipment and the occasional 
repair of minor chips, scratches, scuffs and dents to cars and the installation of alloy wheels. 
 
Planning permission B/00/1014/BA/HH for the detached double domestic garage at 19 April Drive 
was granted by Barnsley Council on 29th September 2000. Condition 2 in Planning permission 
B/00/1014/BA/HH requires that: 
 
“2. The garage shall be used for purposes incidental to the enjoyment of the dwelling house and 
shall not be used for any trade or commercial purpose. 
Reason: In the interests of the amenities of local residents” 
 
19 April Drive is located within the Monk Bretton housing policy area, as identified on the Barnsley 
Unitary Development Plan (UDP) Proposals Map. The most relevant development plan 
considerations for this application are therefore policies H8B and H8C in the Barnsley UDP, which 
respectively relate to non-residential uses in residential areas and home-based business uses. In 
reflecting the requirements of these policies, the main issues to be addressed in considering this 
planning application are, firstly, the principle of the business use at the residential property and, 
secondly, whether the use would have an acceptable effect on the visual amenity of the 
surrounding area, and the amenities of adjoining occupiers, with particular reference to noise and 
general disturbance, and privacy. It is also necessary address parking and highway safety 
considerations. 
 
Principle of Business Use 
 
As detailed in Mr Harnett’s supporting letter (enclosed), prior to the economic downfall, he operated 
his business from a mobile van which visited various garages and called in at customers’ addresses 
to carry out body work repairs, with repair equipment and supplies stored in his garage (see 
Appendix 1, photograph 4). However, it is understood that the economic downturn has had a severe 
adverse effect on Mr Harnett’s business and, in response he has forcibly had to diversify his 
business, on which his livelihood depends, to ensure its survival. Mr Harnett only repairs a 
maximum of 4 cars per week at his garage. However, if his business expands, it is Mr Harnet’s 
long-term aspiration to find suitable and affordable premises to operate his body shop business but, 



at this point, he has no option other than to operate the business from his home to ensure its 
immediate viability. To date, Mr Harnett has not been able to find any units that he is able to afford 
to buy or rent and many have long tie-in contracts. Failure to grant planning permission for the 
business use at the garage is likely to result in Mr Harnett’s business folding. 
 
UDP Policy H8B makes provision for “small scale, non residential uses in housing policy areas”, 
providing that any potential adverse effects can be mitigated. The support paragraph (1.63) for this 
policy states: 
 
“There are also certain businesses which often occupy small sites within older residential areas, 
manufacturing smaller items or for instance carrying out car repairs… they can often be carried 
out in residential areas without causing unacceptable disturbance.” 

 
Non-residential activities can potentially have an unacceptable effect on neighbouring residential 
areas. However, photographs 10-16 in Appendix 1 illustrate a number of cases in Monk Bretton 
where non-residential uses sit harmoniously in primarily residential areas, including the terraced 
property operating as a catering business on Lamb Lane (two streets from April Drive), the car 
repair garage adjacent to 78 Wakefield road (two miles from April Drive), and the nearby garage 
with a flat above. In addition, the bungalow at Dodworth Road, Barnsley which been converted into 
a mosque, also illustrates that non-residential uses, which can often give rise to noise and 
disturbance, and associated comings and goings, can be accommodated harmoniously in 
residential areas of the Borough. Moreover, compared to these smaller residential sites, the 
application site is located within a row of bungalows which are characterised by long garden areas, 
with large distances between the rear elevations of properties. The garage at the application site 
occupies a relatively large plot, when compared to these other properties in the Borough, which are 
mainly characterised by denser, terraced properties and smaller plots. 

 
Whilst the application site site is located within a defined housing policy area on the UDP Proposals 
Map, its immediate location is characterised by a mix of non residential uses. West Green social 
club (see photograph 6 in Appendix 1) is situated within 35 metres of the application site and 
operates from 11am to 12 midnight on a daily basis, providing entertainment and events, including 
live music, with associated coming and goings of patrons, particularly during times outside normal 
working hours of the day. On occasions, a van selling food has been stationed in the car park of the 
premises, giving rise to patrons congregating during times outside normal working hours. In 
addition, the public right of way behind the application site is occupied by allotments, which can be 
visited, un-restricted, throughout the day, with associated comings and goings of vehicles and the 
lighting of fires to burn rubbish (see Appendix 1, photographs 7-9). 

 
UDP Policy H8C relates to ‘home-based businesses’ and states that small scale businesses may 
be acceptable when undertaken from dwellings where the majority of the property’s curtilage would 
continue to be in residential use. The single storey pitched roof garage has a floor area of around 
60 sq metres and occupies only 10 per cent of the curtilage of 19 April Drive. Therefore the majority 
of the curtilage would remain in residential use. 
 
The business use in question clearly constitutes a use within Class B1 of the Town and Country 
Planning (Use Classes) Order 1987, which relates to: “c) any industrial process being a use which 
can be carried out in any residential area without detriment to the amenity of that area by reason of 
noise, vibration, smell, fumes, smoke, soot, ash, dust or grit”. 

 
It is considered that the principle of the small scale business use at 19 April Drive is acceptable. 
Attention now turns to addressing relevant issues of visual amenity, noise and general disturbance, 
and privacy, and the use of planning conditions requiring mitigation measures to allow the use to 
proceed.  

 
 
 
 



Amenity and Highways 
 

In reflecting the requirements of UDP policies H8B and H8C, it is necessary to demonstrate that the 
small scale business use at 19 April Drive will not have an unacceptable effect on: the amenity of 
neighbouring properties; the visual amenity of the surrounding area; and, highway safety and 
parking requirements.  
 
It is acknowledged that a planning appeal relating to the erection of a dwelling to rear of 19 April 
Drive was dismissed on 5th April 2005 (Appeal Decision APP/R4408/A/04/1166554). One of the 
Inspector’s concerns related to the impact of the granny annex on the living conditions of adjoining 
occupiers. As recognised previously by the Planning Inspector, by virtue of the allotments to the 
rear of the application site, vehicular access to the garage can only be taken from April Drive via the 
existing 2.6 m wide driveway which passes between No. 19 and its common boundary with No. 17 
April Drive. Mr Harnett continues to provide mobile repair services using his van and only a nominal 
number of vehicles enter the application site to be repaired, i.e. a maximum of 4 cars per week. 
Concern may be expressed about the intensification of activity along this drive-way as a result of 
the business use. However, it is possible to reasonably impose a planning condition that restricts 
the hours of the use of the repair garage and the associated comings and goings. This is 
fundamentally different to movements associated with the occupation of a dwellinghouse. 
 
The rear gardens of properties in April Drive and Burton Avenue flanking the application site are 
reasonably lengthy and there are no windows existing or proposed in any of the garage’s 
elevations. There is no possibility of overlooking of adjacent properties from the garage and there is 
no conflict with minimum privacy distances. Activity associated with the adjacent allotments and 
nearby social club (see photographs 6-9 in Appendix 1) creates related background noise and 
disturbance levels in the vicinity of application site, above those normally expected in a primarily 
residential area. It is understood that the garage benefits from a double skinned wall and tiled roof, 
enclosed by a plaster boarded ceiling and Mr Harnett considers that the garage is adequately 
sound-proofed. Nevertheless, along with the restrictions on the hours in which the business can 
operate, he is agreeable a planning condition, should it be required by the Council, to allow it to 
agree details of sound-proofing in order to mitigate any potential additional disturbance for the 
occupiers of neighbouring residential properties. 
 
As well as using the garage to park his own vehicles - incidental to the enjoyment of his dwelling - 
Mr Harnett also uses the garage to store repair equipment and supplies, including paints (see 
Appendix 1, photograph 4). In providing a belt and braces approach, he has sought to mitigate any 
potential odorous or polluting effects from fumes and smells associated with the paints by installing 
an extraction flume system. It is understood that this system ensures that body work can be carried 
out without detriment to the amenity of the area, particularly by reason of odours and fumes. 
However, to ensure further control, Mr Harnett is agreeable to the Council checking the 
specification of the extraction system and securing its details through a planning condition. 

 
It is also understood, from the Council’s correspondence dated 16th July 2010 that “complaints have 
been received” relating to the unauthorised use of the small scale business at 19 April Drive. The 
applicant has however not been made aware whether complainants are suggesting that there is 
demonstrable harm from the use. Notwithstanding this, on balance, correspondence from adjacent 
neighbours at 18 April Drive and 8 Burton Drive, and nearby 12 April Drive, who have opined that 
they are in support of Mr Harnett’s small scale business use (see Appendix 2), provides evidence 
that the business use does not bring about demonstrable harm to the living conditions of these 
adjacent residents, particularly in terms of noise and disturbance, privacy and parking. 
 
Planning permission B/00/1014/BA/HH was granted for the double garage on 29th September 2000 
and construction was completed shortly after. By virtue of its siting, design and appearance, the 
single storey garage provides an acceptable form of development, which is well concealed behind a 
row of bungalows, set back over 50 metres from the public highway along April Drive. The 
appearance of the garage continues to provide an acceptable effect on the visual amenity of the 
surrounding area and has a neutral impact on the general street scene. 



 
As stated above, the allotments effectively block the application property’s rear access to the public 
right of way, which would otherwise be enjoyed. Access is therefore taken via the driveway onto 
April Drive, which benefits from a drop-kerb crossing. As discussed, when the garage is used 
occasionally for repairs, movements into this driveway only occur at a maximum rate of two per day. 
A planning condition restricting the hours in which the business can operate will provide a further 
control on the times that customer’s vehicles can enter the site. There are no on-street parking 
restrictions on April Drive or Burton Drive. As evidenced in supporting letters from neighbouring 
residents, the business has not led to any problems with on-street parking. On the occasions when 
repairs are undertaken from Mr Harnett’s garage, a booking system is used, therefore limiting the 
number of cars which enter drive-way in connection with the business use. It is considered  

 
In view of the above, it has been demonstrated that the business use at 19 April Drive is acceptable 
in principle, and will have an acceptable impact on the amenity of occupants, the visual amenity of 
the area and on highway safety in nearby properties. Given its compliance with the Development 
Plan for the area, it is therefore reasonable to respectfully request that the Council supports Mr 
Harnett’s application. 
 
In anticipation of the Council’s validation requirements, this application comprises: 
• Completed Application Forms (submitted via planning portal); 
• Location Plan @ 1:1250  (submitted via planning portal); 
• The attached photographs illustrating the application property and other examples of home-

based businesses in Monk Bretton and Barnsley; and, 
• The attached supporting letters from neighbours, a local business, a customer and Mr Harnett 
 
A cheque for the pre-requisite planning application fee of £335 will follow shortly by post. 
 
I trust that the information submitted meets the Council’s requirements for this type of application 
and that the application will be dealt with expediently. Should you or your colleagues require any 
clarification at any point during the Council’s consideration of the application, please do not hesitate 
to contact me. 
 
Yours Sincerely,  
 
 
 
 
 
Mike Stone 
Senior Planner 
 
Encs. 



APPENDIX 1 - Photographs illustrating the application property and other examples of home-
based businesses 
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APPENDIX 2 - Supporting letters from neighbours, a local business, a customer and Mr 
Harnett 
 
 

 
 
 
 
 
 
















