2016/1435
Glenn Stevenson
Proposed B1, B2, B8 warehouse with ancillary 2 storey office, service yard and car parking including new access/egress from Barkston Road.
Plot 26, Unit 2, Barkston Road, Carlton, Barnsley, S71 3HU.

Site Location and Description
The site of the proposed development is part of the storage yard area (north-west corner) of F & G Commercials, located on the Carlton Industrial Estate in a central position of the estate but towards its southern end.
Other industrial premises on the estate lie to the north-west, south-west, south and east. Immediately to the north, and to the west across Barkston Road, however, are nature conservation sites with further industrial premises to the north.

The nearest residential properties lie 320m to the east. 
Access to this part of the industrial estate is currently from Shawfield Road to the east, which runs north to south and is the main spine road within the estate.
Proposed Development
The applicant is seeking planning permission for the erection of a new B1, B2, B8 building on the plot, with parking for 12 vehicles and service area to the front (west elevation) and a new access off Barkston Road to the west.
The unit would comprise of mainly warehouse space with office space and associated facilities (kitchen/w/c) at ground and first floor level in the south west corner of the building.
The flat roof building would measure approximately 21.5 x 36.5 x 9.5m high, and would consist of profile cladding and low level brickwork, with PPC sectional doors and steel fire escape doors, and double glazed PPC aluminium windows. Cladding colour is not specified.
Policy Context
Unitary Development Plan (UDP) – Employment Policy Area
Barnsley Local Development Framework Adopted Core Strategy (CS):

CSP19 – Protecting Existing Employment Land – states that existing employment land, or land last used for employment purposes will be retained in order to safeguard existing or potential jobs.
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.
Barnsley Unitary Development Plan adopted 2000 (UDP) (Saved policies):
ED7 – development will normally be permitted for business, industry and storage and distribution on sites defined as Employment Policy Areas. Other employment generating uses may also be permitted if they are compatible with adjoining uses. 
ED10 – Growth of Existing Firms – will normally be permitted subject to satisfactory standards of design, the amenity of neighbouring uses, and adequate car parking, loading and vehicle manoeuvring facilities.
National Planning Policy Framework (NPPF):

Core planning principles 3 and 4 state respectively that planning should proactively drive and support sustainable economic development and always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings.
Building a strong, competitive economy:

· The planning system should do everything it can to support sustainable economic growth.

· Local planning authorities should plan proactively to meet the development needs of business

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.
Supplementary Planning Documents (SPD):
Parking – sets out parking standards that will be applied to all new development.

Consultations
Yorkshire Water – No objections subject to the imposition of a condition.
BMBC Regulatory Services – No objections.

BMBC Drainage – No objections subject to the imposition of a condition.

BMBC Highways – No objections subject to the imposition of conditions.
BMBC Tree Officer – No objections.
BMBC Enterprising Barnsley – Support the proposal.
Ward Councillors – No objections.
Representations

The application has been publicised as being of local interest by way of site notice and neighbour notification. No representations have been received.
Assessment
Principle of Development
It is considered that the erection of a B1, B2, B8 building within an existing and well established employment area is consistent with policies CSP19 and ED7 and is therefore acceptable in principle. The NPPF makes it clear that planning should support sustainable economic growth and meet the development needs of business where it can. 
Design/Visual/Residential Amenity
The proposed building is of a scale and design which is not uncommon on the industrial estate which accommodates a range of buildings, and is considered to be appropriate to its context. Being relatively isolated from other buildings within the estate, it would have no significant adverse impact on other businesses.
Whilst the flat roof is not ideal bearing in mind the predominance of pitched and mono-pitched roofs on the estate, there are a small number of flat roof industrial units within the wider area and therefore a refusal on this basis would be difficult to justify.
As such, the proposal is considered to be consistent with policies CSP29 and ED10 in these respects and the planning policy statements in the NPPF relating to design.
Neither would there be any impact on residential or visual amenity bearing in mind the position of the building within the industrial estate, screen planting and distance to the nearest residential properties.
Highway Safety
The site as noted would be accessed via a new access from Barkston Road which is the other main link road north to south through the industrial estate and which serves a number of other businesses. The Council’s Highways Section has commented that the highway implications are acceptable and therefore, there are no objections to the new access and development in general subject to the imposition of conditions. The proposal is therefore considered to comply with policies CSP26 and ED10 in respect of highway matters.

Other

The formation of the new access onto Barkston Road would result in the loss of several semi-mature perimeter trees. However, the Council’s Tree Officer has commented that the loss of the trees in question would not be significant subject to a requirement for compensatory planting. This can be conditioned on any grant of planning permission.
Whilst the site of the proposed building adjoins a nature conservation site and the site access would be opposite another, this would be no different from other existing businesses on the industrial estate. Consequently, a refusal on this basis would also be difficult to justify.
Recommendation

Grant planning permission 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 unless amended by the conditions below which shall take precedence:

a) Drawing titled ‘Location Plan’, dated November 2016 showing the red line planning application boundary;
b) Drawing titled ‘Proposed Site Plan’, reference A1074, numbered 02 and dated November 2016;

c) Drawing titled ‘Proposed Site Plan’, reference A1074, numbered 02 revision A and dated November 2016; and
d) Drawing titled ‘GA Elevations’, reference A1074, numbered 04 revision A and dated November 2016.
Reason: For the avoidance of doubt and in the interests of good design consistent with CS policy CSP29, and the relevant planning policy statements in the NPPF.

3.  The development shall not be brought into use until the parking/manoeuvring facilities, shown on the approved plan, have been surfaced in a solid bound material (i.e. not loose chippings) and made available for the parking and manoeuvring of motor vehicles and shall be retained for that sole purpose at all times. 
Reason: To ensure that satisfactory off-street parking/manoeuvring are provided, in the interests of highway safety and the free and safe flow of traffic in accordance with CS policy CSP26, UDP policy ED10 and the SPD - Parking.
4. 
Pedestrian intervisibility splays, having the dimensions 2m x 2m, shall be safeguarded at the drive entrance/exit such that there is no obstruction to visibility at a height exceeding 600mm above the rear-of-footway level of the adjacent highway. 
Reason: In the interest of highway safety and to accord with CS policy CSP26.
5.  All surface water run-off shall be collected and disposed of within the site and shall not

     be allowed to discharge onto the public highway.

     Reason: In the interests of highway safety in accordance with CS policy CSP26.

6.  Any access gate, bollard, chain or other means of obstruction shall be hung to open

inwards only, and shall be set back and maintain a minimum clear distance of 5 metres from the near channel edge of the adjacent carriageway to enable vehicles to draw off the highway before the gate or obstruction is opened.

     Reason: In the interests of highway safety in accordance with CS policy CSP26.

7. 
No development shall commence, including any works of demolition, until a Construction Method Statement has been submitted to, and approved in writing by, the Local Planning Authority. The approved statement shall be adhered to throughout the construction period. The statement shall provide for:


a) The parking of vehicles of site operatives and visitors;


b) Means of access for construction traffic;


c) Loading and unloading of plant and materials;


d) Storage of plant and materials used in constructing the development; and


e) Measures to prevent mud/debris being deposited on the public highway. 
Reason: In the interest of highway safety and to accord with CS policy CSP26.
8.  No development shall commence unless and until full foul and surface water drainage details, including Yorkshire Water Permission to discharge, have been submitted to, and approved in writing by, the Local Planning Authority. Surface water shall not be discharged to the foul sewer network. Thereafter no part of the development shall be occupied or brought into use until the approved scheme has been fully implemented. The scheme shall be retained throughout the life of the development.


Reason: To ensure the proper drainage of the area and to prevent overloading of the foul sewer network.

9.  No development shall take place until full details of the proposed external materials have been submitted to and approved in writing by the Local Planning Authority. The development thereafter shall be carried out in accordance with the approved details.

Reason: In the interests of the visual amenities of the locality and in accordance with CS policy CSP29.
10. Within 6 months of the date of this permission, a landscaping scheme shall be submitted to, and approved in writing by, the Local Planning Authority. The scheme shall provide details (plant species, size, planting distance, numbers and planting method) of tree and shrub planting to be carried out. All tree and shrub planting as approved in the scheme shall be carried out in the first planting season following the completion of the development. Any trees or shrubs planted as part of the scheme which are removed, or in the opinion of the Local Planning Authority become severely damaged or are found to be dying or seriously diseased within five years of planting shall be replaced within the next available planting season with trees or shrubs of a similar size and species to the satisfaction of the Local Planning Authority.

Reason: To ensure that a landscaping/planting scheme is submitted and implemented in the interests of visual amenity and to accord with CS policy CSP29 and the relevant planning policy statements in the NPPF.
