2016/1016
Mr Daniel Baugh
Change of use from B1 to D2 (personal training centre and amateur boxing club)
Unit G, 39 Dodworth Road, Barnsley, S70 6DY
Description

The premises are located off Dodworth Road (A628) on the western perimeter of the town centre close to the Townend Roundabout. The small brick built business unit, which is currently vacant, is one of a block of four fronting the highway.

To the rear are other business units accessed off Mclintock Way via Wharncliffe Street and Summer Lane. To the east are retail and commercial units whilst to the west are terraced residential properties heading up Dodworth Road. Directly opposite the unit across Dodworth Road is public open space adjacent to Plumber Street and further residential properties and a public house to the west.
Proposed Development

The applicant wishes to change the use of the premises from business (B1) to assembly and leisure (D2); specifically for use as a personal training centre and amateur boxing club. No extension or external alterations (other than signage in due course) are anticipated.
Proposed hours of opening would be 0600 to 2100 Monday to Saturday, 0800 to 1200 on Sundays, and 0060 to 1200 on Bank and Public Holidays.
Parking would be to the rear of the unit where there is limited shared space. 
Policy Context
Unitary Development Plan (UDP) – the premises lie within Policy Area Boundary 8 – Town End, within Barnsley Town Centre.
Barnsley Local Development Framework Adopted Core Strategy (CS):
CSP19 – Protecting Existing Employment Land – Existing employment land, or land last used for employment purposes will be retained in order to safeguard existing or potential jobs. 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. If these criteria can be satisfied then redevelopment will be allowed where it can be demonstrated that the buildings or land cannot satisfactorily support continued employment use.
CSP26 – 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.

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.

CSP31 – Town Centres – refers to support will be given to maintaining and enhancing the vitality and viability of such centres. Barnsley Town Centre is the dominant town centre and the majority of new retail and town centre development will be directed there. Leisure, culture and more intensive sport facilities are defined as main town centre uses and such uses should be located within existing centres. All town centre developments will be expected to be appropriate to the scale, role, function, and character of the centres in which they are proposed.
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):
TC39 – All development will be required to provide car parking space.
TC51 – states that development proposals will be considered in the context of policy areas and specific policies relating to the Town End area are set out. Development opportunities should be appropriate to the town centre. The area contains small scale premises and uses which provide a central location for businesses.
TC55 – within the Town End area, proposals other than on sites defined on the proposals map will be expected to result in individual premises of less than 930 square metres gross.
National Planning Policy Framework (NPPF):

Ensuring the vitality of town centres

·  Local planning authorities should recognise town centres as the heart of their communities and pursue policies to support their viability and vitality.
Requiring good design.

· Good design is a key aspect of sustainable development.

· Planning policies and 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 reflect the identity of local surroundings and are visually attractive.
Consultations

BMBC Highways  – No objections.
BMBC Enterprising Barnsley – Support any application generating jobs and activity that encourages retail or leisure.
BMBC Planning Policy – No objections subject to parking provision and no adverse impact on office supply.
Representations 

Publicised as being of local interest and as a departure by way of site notice and neighbour notification. No representations have been received. 
Assessment

Material Considerations 

Principle of development

Highway Safety
Local/Residential Amenity
Principle of development
The small scale premises as noted are located within the Town End area of the Town Centre and leisure, culture and more intensive sport facilities are defined as main town centre uses which should be located within existing centres. The proposal therefore is considered to be consistent with policies CSP29 (insofar that it is appropriate to its context), CSP31 and TC51 and the relevant planning policy statements in the NPPF.
Furthermore, the premises are some 152 square metres, well within the size parameters of policy TC55.

In respect of policy CSP19, the premises whilst previously in employment use are not specifically allocated as such. Being currently vacant, there would be no loss of existing jobs or employment potential. Enterprising Barnsley has commented that in terms of supply, there are only 6 office units available of this size (1600 square feet) in the Borough. However, demand is for small units under 1000 square feet and units between 5000 to 25000 square feet; only four companies have enquired about property sized in and around 1600 square feet and demand specifically for the property in question has not been great.
The proposed change of use in any event would not result in the loss of any allocated employment land and would bring a vacant property back into use, and is considered to be appropriate to the scale, role, function, and character of the area in question.
As such, it is considered that the requirements of policy CSP19 are met and the proposed development is acceptable in principle.  
Highway Safety
The premises are located within the town centre where there is no expectation of parking provision due to the availability of public and private car parks, and good public transport links. The unit can be serviced and there are three shared car parking spaces to the rear off Mclintock Way.

In the circumstances, the proposal is considered to comply with policies CSP26 and TC39.

Local/Residential Amenity
The premises are neither directly opposite nor adjacent to any residential property and whilst the opening hours would be extensive, the activities are small scale and ‘low key’. As such, and bearing in mind the location of the premises on a busy main road and close to a main gateway into the town centre, there is unlikely to be any significant increased adverse impact in terms of noise and general disturbance. Consequently, the proposal accords with policy CSP40. 
Recommendation

Grant subject to the following 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 supplied by ‘Buy A Plan’, titled ‘Unit G, Wharncliffe Industrial Estate, Wharncliffe Street, Barnsley’, indicating the red line planning application boundary.

Reason: For the avoidance of doubt.

