2015/1264
Miss Laura Olsen

Erection of a single storey front extension with new roof to existing flat roof to existing flat roof and internal alterations to dwelling (Listed Building Consent)
102 High Street, Royston, Barnsley, S71 4RN
Site Description
The building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 for its special historic and architectural interest. It was listed on the 13th of January 1986, a date that presumably post-dates the 20th century additions and alterations described in the list description. These later additions clearly include the flat roofed two storey roadside extension that projects to the north of 102 High Street. The core historic building appears to be an L shaped farmhouse of 17th century age which was later extending to the north with a slightly lower break at the ridge. This historic extension was further extending sometime in the in the 20th century and incorporates 102 in its entirety.  
Later extensions mean the building has lost its original L shaped plan to its current T shape. The northern flat roofed extension to 102 is uncharacteristic, discordant as a form and erodes some of the significance of the building. Despite this, the building retains characteristic and historically significant details typical of a higher status dwelling but still in the agricultural vernacular. These details include original chamfered window openings (mullions now removed), robust chamfered door openings, evidence of decorative dripmould detailing and gable tabling with cut kneelers at the verge.    
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Proposed Development
The applicant seeks permission to erect a pitched roof over the existing flat roof extension and add a single storey extension to the Northern elevation of the existing extension.  The extension would have a pitched roof and a central chimney stack.  It would project 4.7m, be 5m wide and have a ridge height of 4m (2.2m to the eaves). 
Existing Elevations
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Proposed Elevations
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Policy Context

 
Planning decisions should be made in accordance with the development plan unless material considerations indicate otherwise and the NPPF does not change the statutory status of the development plan as the starting point for decision making.  The development plan consists of the Core Strategy and saved Unitary Development Plan policies.  The Council has also adopted a series of Supplementary Planning Documents and Supplementary Planning Guidance Notes, which are other material considerations.

The Council has produced a Consultation Draft of the Local Plan, which shows possible allocations up to 2033 and associated policies.  The document is a material consideration but the weight afforded to it is limited by the fact it is at an early stage in its preparation.
Core Strategy

Core Strategy Policy CSP 29 ‘Design’ sets out the overarching design principles for the borough to ensure that development is appropriate to its context. The policy is to be applied to new development and to the extension and conversion of existing buildings.

Cores Strategy Policy 30 ‘The Historic Environment’ – Development which affects the historic environment and Barnsley’s heritage assets and their settings will be expected to protect or improve the character and/or appearance of listed buildings.
SPDs/SPGs

Supplementary Planning Document - House Extensions sets out the design principles that specifically apply to the consideration of planning applications for house extensions, roof alterations, outbuildings & other domestic alterations.  The general principles are that proposals for should:

1. be of a scale and design which harmonises with the existing building

2. not adversely affect the amenity of neighbouring properties

3. maintain the character of the street scene and

4. not interfere with highway safety.

NPPF

The National Planning Policy Framework sets out the Government’s planning policies for England and how these are expected to be applied. At the heart is a presumption in favour of sustainable development. Development proposals that accord with the development plan should be approved unless material considerations indicate otherwise. Where the development plan is absent, silent or relevant policies are out-of-date, permission should be granted unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the Framework as a whole; or where specific policies in the Framework indicate development should be restricted or unless material considerations indicate otherwise.

In respect of this application, the policies outlined above are considered to reflect the 4th Core Principle in the NPPF, which relates to high quality design and good standard of amenity for all existing and future occupants of land and buildings.  They also reflect the advice in paragraph 58 (general design considerations) and paragraph 64, which states that ‘permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions’.

Consultations


Conservation Officer – No objections
Representations

None
Assessment

Principle of development 

Extensions and alterations to dwellings within Housing Policy Areas are acceptable in principle where they would be of a scale and design which harmonises with the existing building and where they do not adversely affect the amenity of neighbouring properties.

Development which affects the historic environment and Barnsley’s heritage assets and their settings will be expected to protect or improve the character and/or appearance of listed buildings.
Whilst recent / modern changes have reduced the significance and heritage value of the building it remains listed and so still requires an adequately sensitive approach in relation to development proposals.
Visual Amenity

The proposed pitched roof over the existing flat roof extension would arguably be an improvement in terms of maintenance and visual amenity.  Furthermore, it would be a sympathetic and consistent approach which simultaneously fits with the historic forms of the original property.  
In addition, the revised fenestration on the northern elevation of the existing extension from large openings with a horizontal emphasis, to modest openings with a vertical emphasis, would reflect the openings within the original property and be more characteristic, in accordance with CSP 29 and CSP 30.
The proposed extension would be a relatively simple pitched roof addition which reflects the scale and design of the original dwelling in terms of the materials, the roof pitch and inclusion of a chimney.  It is acknowledged that the two triangular windows on the gable would not be typical of the host dwelling, however, they would aid to avoid a large area of blank render and would also add a modern element which would identify the extension as a later addition.  This would allow the history of the building to be read more clearly.
Summary
The proposed extension and alterations would be of a scale and design which would protect the character and appearance of the listed building and maintain the character of the street scene, in accordance with CSP 29, CSP 30 and SPD ‘House Extensions’.

Recommendation - Grant subject to conditions

