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Mr Stephen Davis
9 Rockwood Close, Darton, Barnsley, S75 5LR

Enlargement of the dwellinghouse by construction of an additional storey (Prior
Notification)

Site Description

The property is a detached two storey dwelling located on a fairly small plot within a
residential estate. The property is built from a red brick and has a tiled pitched roof with
white upvc windows and doors. The neighbouring properties along this stretch of the
road follow the same design as they step up along the street scene following the
topography of the area. There is a small grassed garden area to the front with planting
along the front boundary and a concrete tandem driveway leading down the side of the
house. The property has previously been extended at the rear with a small conservatory
that comes off the kitchen diner.

Planning History

There is no relevant site history.

Proposed Development

The applicant is seeking prior approval for the erection of an additional storey to convert
the existing two storey dwelling into a three-storey dwelling. The proposed additional
storey would extend the original part of the dwelling upwards by approximately 2.8
metres.

Relevant Policies

The Development Plan

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires development
proposals to be determined in accordance with the development plan unless material
considerations indicate otherwise. The Development Plan for Barnsley consists of the
Barnsley Local Plan (adopted January 2019).

The Local Plan review was approved at a full Council meeting held 24th November 2022.
The review determined that the Local Plan remains fit for purpose and is adequately
delivering on its objectives. This means, no updates to the Local Plan, in whole or in
part, are to be carried out ahead of a further review, which is due to take place in 2027,
or earlier, if circumstances require it.



The development site is allocated as Urban Fabric within the adopted Local Plan. For
standard Householder planning applications that are not submitted through the prior
approval route, the following Local Plan policies would be relevant:

Policy SD1: Presumption in favour of Sustainable Development.
Policy GD1: General Development.

Policy D1: High quality design and place making.

Policy T4: New Development and Transport Safety.

National Planning Policy Framework (NPPF) and the National Planning Practice
Guidance

In December 2024, the Government published a revised NPPF which is the most recent
revision of the original Framework, first published in 2012 and updated several times,
providing the overarching planning framework for England. The NPPF sets out the
Government's planning policies for England and how they are expected to be applied.
The NPPF must be taken into account in the preparation of local and neighbourhood
plans and is a material consideration in planning decisions. The revised document has
replaced the earlier planning policy statements, planning policy guidance and various
policy letters and circulars, which are now cancelled.

Central to the NPPF is a presumption in favour of sustainable development (paragraph
10) and plans and decisions should apply this presumption in favour of sustainable
development (paragraph 11). There are three dimensions to sustainable development:
economic, social and environmental; each of these aspects are mutually dependent.
For standard Householder planning applications that are not submitted through the
prior approval route, the following NPPF sections would be relevant:

Section 2: Achieving sustainable development.
Section 4: Decision-making.

Section 12: Achieving well designed places.

Supplementary Planning Guidance

In line with the Town and Country Planning (Local Planning) (England) Regulations 2012,
Barnsley has adopted twenty-eight Supplementary Planning Documents (SPDs)
following the adoption of the Local Plan in January 2019. For standard Householder
planning applications that are not submitted through the prior approval route, the
following SPDs would be relevant:

- House extensions and other domestic alterations (Adopted March 2024).
- Parking (Adopted November 2019).

Other Material Considerations

For standard Householder planning applications that are not submitted through the
prior approval route, the following would also be relevant:



- South Yorkshire Residential Design Guide 2011.

Consultations

This planning application has been advertised in accordance with Article 15 of the Town
and Country Planning Development Management Procedure (England) Order 2015 (as
amended).

Any neighbour sharing a boundary with the site has been sent written notification and
the application has been advertised on the Council website. A site notice was also
posted at the site. One objection has been received raising the following concerns:

- Overlooking / loss of privacy
- Not in keeping with the other properties in the area
- Noise and disruption during construction

This application is being considered under the prior approval procedure for the
enlargement of a dwellinghouse by construction of additional storeys under Class AA,
Part 1 of Schedule 2 of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (as amended) (GPDO).

Paragraphs AA.3. 12(a) and 12(b) requires the local planning authority (LPA), when
determining an application, take into account any representations made to them as a
result of any notice given under sub-paragraph (5) and any consultation under sub-
paragraph (6) or (8); and have regard to the National Planning Policy Framework issued
by the Ministry of Housing, Communities and Local Government in December 2024, so
far as relevant to the subject matter of the prior approval, as if the application were a
planning application.

Consequently, whilst all concerns are acknowledged, only those relevant to the subject
matter of the prior approval can be taken into account. In this instance, the subject
matter being the erection of one additional storey to an existing two storey dwelling. The
LPA will therefore consider concerns raised regarding loss of privacy and appearance
but cannot consider concerns raised regarding noise and disturbance through the
construction phase.

Planning Assessment

For the purposes of considering the balance in this application, the following planning
weight is referred to in this report using the following scale unless the NPPF establishes
a specific weight:

Substantial
Considerable
Significant
Moderate



Modest
Limited
Little or no

Permitted Development

This application is being considered within the scope of Class AA, Part 1 of Schedule 2
of the Town and Country Planning (General Permitted Development) (England) Order
2015 (as amended) (GPDO).

The enlargement of a dwellinghouse consisting of the construction of—

up to two additional storeys, where the existing dwellinghouse consists of two or more
storeys; or

one additional storey, where the existing dwellinghouse consists of one storey,

immediately above the topmost storey of the dwellinghouse, together with any
engineering operations reasonably necessary for the purpose of that construction.

Development not permitted

AA.1. Development is not permitted by Class AA if—

(a) permission to use the dwellinghouse as a dwellinghouse has been granted only
by virtue of Class G, M, MA, N, O, P, PA or Q of Part 3 of this Schedule (changes of
use);

(b) the dwellinghouse is located on—

(i) article 2(3) land; or

(ii) a site of special scientific interest;

(c) the dwellinghouse was constructed before 1st July 1948 or after 28th October
2018;

(d) the existing dwellinghouse has been enlarged by the addition of one or more
storeys above the original dwellinghouse, whether in reliance on the permission
granted by Class AA or otherwise;

(e) following the development the height of the highest part of the roof of the
dwellinghouse would exceed 18 metres;



(7)

(8)

(i)

()

(k)

(a)

following the development the height of the highest part of the roof of the
dwellinghouse would exceed the height of the highest part of the roof of the
existing dwellinghouse by more than—

(i) 3.5 metres, where the existing dwellinghouse consists of one storey; or

(i) 7 metres, where the existing dwellinghouse consists of more than one
storey;

the dwellinghouse is not detached and following the development the height of
the highest part of its roof would exceed by more than 3.5 metres—

(i) inthe case of a semi-detached house, the height of the highest part of the
roof of the building with which it shares a party wall (or, as the case may
be, which has a main wall adjoining its main wall); or

(ii) in the case of a terrace house, the height of the highest part of the roof of
every other building in the row in which it is situated;

the floor to ceiling height of any additional storey, measured internally, would
exceed the lower of—

(i) 3 metres; or

(ii) the floor to ceiling height, measured internally, of any storey of the principal
part of the existing dwellinghouse;

any additional storey is constructed other than on the principal part of the
dwellinghouse;

the development would include the provision of visible support structures on or
attached to the exterior of the dwellinghouse upon completion of the
development; or

the development would include any engineering operations other than works
within the curtilage of the dwellinghouse to strengthen its existing walls or
existing foundations.

Conditions

AA.2. —(1) Development is permitted by Class AA subject to the conditions set out in
sub-paragraphs (2) and (3).

(2) The conditions in this sub-paragraph are as follows—

the materials used in any exterior work must be of a similar appearance to those
used in the construction of the exterior of the existing dwellinghouse;



(b) the development must not include a window in any wall or roof slope forming a
side elevation of the dwelling house;

(c) the roof pitch of the principal part of the dwellinghouse following the
development must be the same as the roof pitch of the existing dwellinghouse;
and

(d) following the development, the dwellinghouse must be used as a dwellinghouse
within the meaning of Class C3 of the Schedule to the Use Classes Order and for
no other purpose, except to the extent that the other purpose is ancillary to the
primary use as a dwellinghouse.

(3) The conditions in this sub-paragraph are as follows—

(a) before beginning the development, the developer must apply to the local
planning authority for prior approval as to—

(i) impact on the amenity of any adjoining premises including overlooking,
privacy and the loss of light;

(ii) the external appearance of the dwellinghouse, including the design and
architectural features of—

(aa) the principal elevation of the dwellinghouse, and
(bb) any side elevation of the dwellinghouse that fronts a highway;
(iii) air traffic and defence asset impacts of the development; and
(iv) whether, as a result of the siting of the dwellinghouse, the development
will impact on a protected view identified in the Directions Relating to Protected
Vistas dated 15th March 2012 issued by the Secretary of State;

(b) before beginning the development, the developer must provide the local
planning authority with a report for the management of the construction of the
development, which sets out the proposed development hours of operation and
how any adverse impact of noise, dust, vibration and traffic on adjoining owners

or occupiers will be mitigated;

(c) the development must be completed within a period of 3 years starting with the
date prior approval is granted;

(d) the developer must notify the local planning authority of the completion of the
development as soon as reasonably practicable after completion; and

(e) that notification must be in writing and include—



(i) the name of the developer;

(ii) the address of the dwellinghouse; and

(iii) the date of completion.
The proposed development comprising one additional storey to an existing detached
two storey dwelling falls within the parameters of AA.1.(a-k) and can therefore be

considered under the prior approval process. As such, the LPA can only assess this
application on the following grounds, which are explored below.

Impact on Neighbouring Amenity

The proposal would have a limited impact on neighbouring amenity. The additional
windows/Juliette balcony to the rear will be no closer to the rear boundary or
neighbouring properties/gardens than the existing first floor windows. As such, it is
unlikely the proposal would introduce any additional harm to neighbour amenity by
virtue of overlooking or loss of privacy.

Furthermore, given the positioning of the property in relation to its neighbours and the
suns path, it is unlikely the additional storey would create a significant increase of
overshadowing. There may be some minor impact to the properties to the west side,
however this is likely to be early morning only and not for a significant part of the day.
Therefore, on balance, this would be acceptable.

Overall, the proposed additional storey is not considered to have a harmful impact on
neighbour amenity through harmful overshadowing, loss of light or overlooking/loss of

privacy and is therefore in accordance with policies GD1 and D1 of the Local Plan.

Scale, Design and Impact on Character

Paragraph AA.2.(3)(a)(ii) of Class AA requires prior approval to be sought for ‘the external
appearance of the dwellinghouse, including the design and architectural features of
(aa) the principle elevation of the dwellinghouse, and

(bb) any side elevation of the dwellinghouse that fronts a highway.’

Appeal decisions have confirmed that the use of the word ‘including’ means that the
lists that follow are not exhaustive and that other factors could affect the external
appearance of the dwellinghouse.

The proposed additional storey adopts design principles, proportions, and materials
that are consistent with the host dwelling meaning the architectural impacts on the
principle is limited. However, the resulting development would appear significantly out
of character within its context.



The street scene comprises predominantly two-storey detached dwellings, with a
uniform row of bungalows forming the head of the cul-de-sac. This established pattern
contributes to a coherent and balanced streetscape. The introduction of a third storey
would disrupt this visual harmony, creating a dominant and incongruous feature that
fails to integrate with its surroundings.

There are no existing examples of three-storey dwellings within the immediate street
scene or the wider area. As such, the proposal would detract from the prevailing built
form, undermining the character and appearance of the locality.

In conclusion, the development would constitute an unsympathetic and visually
intrusive addition that does not respect the established character of the area. It would
result in visual harm to the street scene and fails to comply with Policies GD1 and D1 of
the Local Plan.

Other Matters

The proposed development is not located in an area which would impact on air traffic
and defence assets impacts nor would the proposalimpact on a protected view
identified in the Directions Relating to Protected Vistas dated 15th March 2012 issued
by the Secretary of State.

Planning Balance and Conclusion

Whilst the proposal meets the requirements of within the scope of Class AA, Part 1 of
Schedule 2 of the GPDO, particularly AA.1.(a-k), condition 3 allows the LPA to assess
the proposalin regard to its impact on neighbouring amenity and the external
appearance of the development.

In this case, the proposed development, by virtue of its scale and form, would result in a
three-storey dwelling that is significantly out of character with the surrounding built
environment. As such, the development would cause harm to the visual amenity of the
area. The proposal is therefore considered unacceptable and is recommended for
refusal.

RECOMMENDATION: REFUSE



