2016/1338
Mr Jack Jones
Erection of two storey side and single storey extension to rear.
179b King Street, Hoyland, Barnsley S74 9LL.

Site Location and Description

The modern, semi-detached, art stone walls and concrete tile roof dormer bungalow, is located on the southern side of King Street (B6097), Hoyland, just to the north west of its junction with Millhouses Street.
The area is characterised by a mixture of modern detached, semi-detached, terrace and apartment properties in similar materials to the subject property, and more traditional semi-detached brick properties (some partially rendered) and stone fronted brick terraces. Parking is on-street or on driveways to the side of dwellings but there is also a small garage site opposite the subject property. Properties have very small gardens or paved areas to the front and modest private space to the rear.

The application property has a small paved area to the front with a low wall to the highway. A paved driveway on the eastern elevation provides off-street parking for one vehicle. To the rear is a small garden with outbuilding in the south east corner.
The application property was previously part of a much larger dormer bungalow (which included 179a King Street) but planning permission was granted (reference 2011/0976 for the sub-division of the bungalow into two. In granting planning permission however, permitted development rights were removed under condition 4 of the planning consent. 
Proposed Development

The applicant is seeking planning permission for the erection of a two storey side extension on the eastern elevation with an asymmetrical ridge, and a mono pitched roof single storey rear (south elevation) extension. The latter is retrospective as the extension has already been built. 
The two storey side extension would be set back 3.1m from the principal elevation and would project 2.6m from the existing eastern elevation of the property. The extension would be 6.1m to the ridge (4.9m high to the eaves on the front elevation) and 0.5m below the ridge of the main property. On the rear elevation, it would be 3.2m high to the eaves. At ground floor level, it would provide for a dining room with windows to the front and rear, and at first floor level (attic), it would provide for a relocated bathroom with window to the front and roof light to the rear. The area previously occupied by the bathroom would become a wardrobe room. Materials would all be to match existing.
The single storey rear extension provides for an extension to the lounge and is 2.9m wide and projects 2.2m from the rear elevation of the property at the eastern end. The extension is 2.9m high to the ridge and 2.3m high to the eaves and ordinarily would be permitted development. The extension has patio style doors on the rear elevation, a door and associated window on the western elevation and two small vertically proportioned windows on its eastern elevation. Materials are as existing.
Policy Context
Unitary Development Plan (UDP) – Housing Policy Area.
Barnsley Local Development Framework Adopted Core Strategy (CS):

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):

H8 – Existing Residential Areas – states that areas defined as Housing Policy Areas will remain predominantly in residential use.
National Planning Policy Framework:

Core planning principle 4 states that planning should always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings.

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 Document (SPD) – House Extensions – sets out the design principles that will apply to the consideration of planning applications for house extensions, roof alterations, outbuildings and other domestic alterations.
Consultations

None.

Representations

The application has been publicised by way of neighbour notification. No representations have been received.

Assessment
Principle of Development
Policy H8 indicates that the area will remain predominantly in residential use. In accordance with the SPD – House Extensions, extensions to residential properties are considered acceptable where they are of a scale and design which harmonises with the existing building, do not adversely affect the amenity of neighbouring properties, and maintain the character of the street scene and do not interfere with highway safety.
Residential Amenity
The SPD – House Extensions states that the sideways projection of both single and two storey side extensions should not exceed more than two thirds the width of the original dwelling.
In respect of rear extensions, the SPD highlights the potential problems of overshadowing and loss of outlook. Single storey extensions to the rear of semi-detached dwellings should not therefore project more than 4m and the eaves height should not exceed 2.5m where the extension would project beyond 3m.
The proposed extensions would potentially affect the amenity of the residents of the attached property, 179a, King Street, the residents of the adjacent property, 179, King Street, and properties to the rear off Noble Street.
However, the two storey side extension would meet the specific guidance contained within the Council’s SPD as outlined above and would be onto the gable of 179, King Street. The single storey rear extension also comfortably meets the SPD requirement and as noted above ordinarily would be permitted development. 
It is considered therefore that there would be/there is no significant overshadowing/overbearing effect or loss of outlook as a result of the proposals. It should also be noted that there is still an adequate amount of external amenity space for the occupiers of the application property.
In terms of the potential/existing impact on privacy, the windows on the front elevation of the two storey side extension would look across King Street towards the garage site and in any event would be some 21m distant and further away than the existing windows on the front elevation of the main property. The window at ground floor level on the rear elevation would look down the applicant’s garden and towards the fenced property boundary some 10m distant. Views from the windows on the side elevations, and patio doors on the rear elevation of the single storey rear extension, are towards either the rear extensions of 179 and 179a, King Street, which could be readily screened, or boundary fencing with the gardens of the properties off Noble Street. In the circumstances, there would be/there are no adverse impacts on privacy.
Design and Character of Street Scene

The SPD states in respect of two storey side extensions, that they should have a pitched roof following the form of the existing roof and to prevent terracing which would be a detrimental change to the character of the street scene; it is desirable to have a setback of at least 500mm from the main front wall of the dwelling. A side extension, where practicable, should also be set in 1m from the side boundary with an adjacent property. This would also provide the benefit of external access to the rear of the property.

The two storey side extension would be well set back from the principle elevation, would be subservient to the main dwelling having a lower ridge line and would have a pitched roof at the same angle of pitch as the existing property. 
However, and critically, the eaves height at the front of the two storey side extension, due to the asymmetrical roof, would be far higher than that of the existing dwelling. As such, the design is not sympathetic to, nor harmonises with, the existing dwelling. In failing to follow the form of the roof of the existing dwelling, the proposal would also have an adverse impact on the character of the existing street scene. Consequently, the proposal is considered to be contrary to the SPD: House Extensions, CS policy CSP29 and the planning policy statements in the NPPF relating to requiring good design.

The single storey rear extension would not be visible from King Street or public viewing areas in general and as such would have no adverse impact on the character of the street scene.
Highway Safety

The number of bedrooms within the property would not change as a result of the proposal, nor would the requirements in respect of off–street parking (one space). Consequently, there would be no impact on highway safety.
Recommendation

Refuse planning permission for the following reason:

1 
The asymmetrical roof design of the two storey side extension results in its eaves height on the front elevation being higher than the eaves height of the existing property on the same elevation. As such, the design is not sympathetic to, nor harmonises with, the existing dwelling. In failing to follow the form of the roof of the existing dwelling, the proposal would also have an adverse impact on the character of the existing street scene. Consequently, the proposal is considered to be contrary to the SPD: House Extensions, CS policy CSP29, Design, and the planning policy statements in the NPPF relating to requiring good design.
