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John Mahoney <jmahoneyarchitects@gmail.com>

Pre-application Enquiry - 2022/ENQ/00236 207-209 Manchester Road

1 message

Bennett , Laura (PLANNING OFFICER) <LauraBennett@barnsley.gov.uk> Thu, Aug 4, 2022 at 3:10 PM
To: John Mahoney <jmahoneyarchitects@gmail.com>

Dear John

 

Application 2022/ENQ/00236

DESCRIPTION: Proposed dwelling

LOCATION: Land to rear of 207-209 Manchester Road, Thurlstone, Sheffield, S36 9QS

 

I refer to the above pre-application enquiry. I must apologise for the delay. Unfortunately I am still awaiting key
consultation responses from our Conservation Officer and from the Tree Officer so I am unable to provide a
comprehensive
response to the enquiry, however I do have some initial concerns with regard to the proposed
development which I have outlined below:-

 

Planning Policy Considerations

 

Planning decisions should be made in accordance with the development plan unless material considerations indicate
otherwise and the National Planning Policy Framework 2021 (NPPF) does not change the statutory status of the
development plan
as the starting point for decision making.  

 

The Local Plan was adopted by the Council in January 2019 along with a series of Supplementary Planning
Documents. The site is set immediately adjacent to the Thurlstone Conservation area and within an area of Urban
Fabric as allocated
within the Local Plan Proposals Map, therefore the following Local Plan policies are of relevance
in relation to this proposal:-

 

GD1 – General Development

D1 – Design

H4 - Residential Development on Small Non-allocated Sites

H6 – Housing Mix and Efficient Use of land

T3 – Sustainable Travel

T4 – New Development and Highway Safety

BIO1 – Biodiversity and Geodiversity

HE1 – The Historic Environment

HE3 – Developments affecting Historic Buildings

 

In addition, the Council has adopted a number of Supplementary Planning Documents (SPDs) which are relevant. In
particular: Designing New Housing Development SPD and Parking SPD. The South Yorkshire Residential Design
Guide (SYRDG) is also
of relevance.

https://www.google.com/maps/search/207-209+Manchester+Road,+Thurlstone?entry=gmail&source=g
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The Designing New Housing Development SPD provides specific guidance in terms of infill and backland
development and should be considered should a planning application be submitted for the proposal:-

 

Infill Development

 

As well as the general criteria, including the external spacing standards, infill development should aim to comply with
the following:

• Dwellings should be orientated to have a frontage to the existing public highway. Sides and backs and garages
should be sensitively located so the frontage of the new development integrates with the existing street scene.

• The space between the proposed dwelling and adjacent dwellings should reflect the prevailing character of the
street.

• The siting of the dwelling should reflect the building line of the dwellings on the same side of the street.

• The eaves and ridge heights of dwellings should usually be comparable with the heights of adjacent dwellings.

• Parking provision should be accommodated in a similar manner to how it is accommodated elsewhere on the street
(e.g. if existing dwellings are set forward on their plots with parking at the side, the proposed dwelling should not be
set
back with parking at the front).

• Architectural features, fenestration and materials should reflect the positive elements elsewhere on the street.

• Infill development should not be piecemeal so as to prejudice potential comprehensive development of a larger area
of land.

• Landscaped features such as trees, particularly those prominent in the street scene, should be retained and
provided with sufficient space for future growth.

 

Backland development

 

As well as the general criteria, including the external spacing standards, backland development should aim to comply
with the following:

• Tandem development, with one dwelling directly in front or behind another sharing the same access, will almost
always be resisted.

• Piecemeal development, which could prejudice the potential comprehensive development of a larger area of land,
should be avoided.

• Backland development is most effective where it includes a number of dwellings served by an adopted highway,
which is capable of being used by refuse and other servicing vehicles. Long, narrow private drives (typically in excess
of 30m),
which would result in excessive ‘man carry distances’ should be avoided.

• Backland development may be more acceptable in circumstances where there is an existing use at the rear of
dwellings and where residential development would benefit the amenity of existing residents and the character and
appearance of
the locality.

 

Assessment of proposal

 

The proposal involves the erection of a dwelling in a backland position, on land to the rear of 109 Manchester Road to
be accessed via High Bank. The proposed dwelling would occupy an elevated position and would be highly prominent
from
the surrounding areas. Unfortunately I do have some concerns with regard to the principle of developing this
open site, due to highway concerns (outlined below) and the impact of the proposal upon the visual amenity of the
area and the adjacent Conservation
Area. Due to the sloping nature of the site, a significant amount of under building
would be required for any proposed dwelling, which would result in a large and bulky design which would not be in
keeping with the surrounding properties or the street scene.
In addition, the sloping nature of the site would mean that
the surrounding garden areas would be unusable due to the significant slope of the land. The works would also
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require the removal of a number of trees which is not acceptable as they provide visual
amenity to the adjacent
Conservation Area.  The site is also set close to a the Grade II Listed Church and Vicarage and I would have
concerns with regard to the impact of the proposal upon the setting of these buildings, however I will ask that the
Conservation
Officer provides comments in relation to this.

 

In terms of the consultation responses received, please see the initial responses below from our Highways Officer
and Ecology Officer:-

 

Highways

 

Site Description

The site is located on a slip road off A628 Manchester Road, a classified road with a 30mph speed limit, however, the
development will be located at the rear of the site on High Bank Lane, a very narrow single carriageway rural lane,
bounded
by hedgerows, highway verge and stone walls, with no footways or street lighting.   The site is remote from
shops, amenities and services and will therefore require all trips from the site to be made by the private motor car
which fails to comply with the
policies of NPPF 9: Promoting Sustainable Transport and Barnsley Local Plan (January
2019) Policy T3 New Development and Sustainable Travel which is unacceptable and raises a highway objection on
sustainability grounds

 

The application proposes to provide a detached 3 bedroom dwelling to the rear of the site with access being gained
from High Bank Lane which is a very narrow rural lane with no footways or street lighting and is therefore unsuitable
for
intensification of use as it would not allow a vehicle to pass a pedestrian or cyclist and provides no opportunities
for vehicles to pass, requiring conflicting vehicles to undertake over long reversing movements which is detrimental to
highway safety and
raises an objection on highway safety grounds.

 

Recommendation

I would therefore offer an objection to this application on highway and sustainability grounds and recommend refusal
as the proposals fail to demonstrate that safe and suitable access can be provided for all users and fails to meet the
needs of pedestrians, people with disabilities, the less ambulant and those with protected characteristics contrary to
the policies of NPPF 9: Promoting Sustainable Transport (2021) and Barnsley Local Plan (2019): T New Development
and Sustainable Travel

 

Proposed Development

Access to the site from High Bank Lane would require vehicular visibility splays of 2.4m x 43m and pedestrian
visibility splays of 2m x 2m which are within the control of the applicant and in which there are no obstructions over
0.6m to
be provided which would need to be shown on a revised drawing.

 

The Barnsley Supplementary Planning Document (SPD) Parking (2019) Table 1 requires that 2 parking spaces are
provided for a 3+ bedroom dwelling.  Drawing ASK-JMA-ZZ-ZZ-DR-A-(10)001B Proposed Floor Plans shows that
parking will be provided
in an integral double garage with internal dimensions of 6.0m x 6.1m which is too small to
comply with South Yorkshire Residential Design Guide (SYRDG) 4B.1.1.22-26 which requires double garages to have
internal dimensions of 6m x 6.5m.  Concerns are raised
regarding access to the garages.  A dotted line is shown
indicating the tracking of a vehicle into the westernmost parking space in the garage which is not acceptable. 
Garages should have forecourt lengths of at least 6.0m to comply with SYRDG 4B1.1.24 which
has not been
provided and therefore access to the garage has not been demonstrated which would be likely to result in vehicles
parking on the forecourt and reversing out onto High Bank Lane which would not be acceptable.  Due to the location
of the development
and the layout and configuration of High Bank Lane on site turning requiring all vehicles to enter
and leave the site in a forward gear which would need to be shown on a swept path analysis drawing for a large
saloon car.

 

The parking area would need to be surfaced in a bound material to prevent loose stones and detritus being trafficked
onto the highway with no surface water from the site will being allowed to discharge onto the highway.
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Barnsley SPD Parking (2019) Table 2 Cycle Parking Standards requires that 1 secure and undercover cycle parking
space is provided per dwelling which could be provided in a 6.5m x 6m garage, however, as the garage does not met
the requirements
of the SYRDG revised drawings showing cycle parking would be required.

 

Recommendation

I would therefore offer an objection on highway grounds as the proposal fails to comply with the parking requirements
of South Yorkshire Residential Design Guide (2011) and Barnsley Supplementary Planning Document Parking (2019)

The application also fails to comply with Barnsley Supplementary Planning Document Parking (2019) Table 2 Cycle
Parking Standards and therefore fails to meet the aims of Barnsley Metropolitan Borough Council’s aims to promote
active and
sustainable travel and to reduce reliance and use of the private motor car.

 

Ecology Officer

 

An ecological “walkover” survey should be undertaken to consider the habitats on and adjacent to site, and
their potential to support protected and priority species. OS maps indicate the presence of a pond
within 250 m
of the site. The pond should be assessed for its potential to support great crested newts.

The structures/trees on and adjacent to site should be assessed for their potential to support roosting bats and
an assessment of habitats in regard to their suitability to support foraging and commuting
bats should be
made, and the requirement for further surveys as set out within the Bat Conservation Trust Good Practice
Guidelines (2016) considered. If bat activity surveys are required, these will need to be included within the
application. Bat surveys cannot
be conditioned as part of the planning permission, as the LPA has a
‘biodiversity duty’ (s40 of the Natural Environment & Rural Communities Act 2006) and it must ‘have regards to
biodiversity’ when making all its decisions.

Any hedgerows on site should be assessed for their value to the Hedgerow Regulations 1997 if they are to be
affected by the proposed development.
If survey work indicates that there will be potential adverse impacts upon ecological features of value as a
result of the proposed development, an Ecological Impact Assessment (EcIA) should be submitted
as part of
the application. The assessment should follow the CIEEM Guidelines for Ecological Impact Assessment
(2018).
External data should be gained including from South Yorkshire Bat Group and Barnsley Biological Records
Centre (see:
https://www.barnsley.gov.uk/services/parks-and-open-spaces/wildlife-conservation-and-
biodiversity/ ).
Biodiversity & Geodiversity policy BIO1 and the SPDs Biodiversity & Geodiversity and Trees & Hedgerows
should be complied with. 
A Biodiversity Net Gain (BNG) assessment is not currently required to support the application. The LPA’s
policy at present for this part of the borough is for ‘no net loss’ of biodiversity – however the
mandatory
standard of ‘minimum 10% Biodiversity Net Gain’ will be adopted at some time before the end of 2023 and the
applicants should ensure that their application complies to the standard that is in force at that time.

 

I will provide the outstanding consultation responses as soon as I receive them.

 

Kind regards

 

Laura Bennett

Planning Officer (Outer Area)

Development Management

Growth and Sustainability

Barnsley Metropolitan Borough Council

 

https://www.barnsley.gov.uk/services/parks-and-open-spaces/wildlife-conservation-and-biodiversity/
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Email: laurabennett@barnsley.gov.uk

Mail: Westgate Plaza, PO Box 634, Barnsley, S70 9GG

 

 

*** Barnsley MBC Disclaimer: This e-mail and any files attached are confidential for the use of the intended recipient.
If you have received this e-mail in error please notify the sender as soon as possible and delete the communication
from your system without
copying, disseminating or distributing the same in any way by any means. Any views or
opinions expressed belong solely to the author and do not necessarily represent those of the Council. In particular,
the Council will not accept liability for any defamatory
statements made by email communications. Recipients are
responsible for ensuring that all e-mails and files sent are checked for viruses. The Council will not accept liability for
damage caused by any virus transmitted by this e-mail. No guarantees are offered
on the security, content and
accuracy of any e-mails and files received. Be aware that this e-mail communication may be intercepted for
regulatory, quality control, or crime detection purposes unless otherwise prohibited. The content of this email and any
attachment may be stored for future reference.

mailto:laurabennett@barnsley.gov.uk


25/11/2022, 13:10 Gmail - FW: 2022 ENQ 00236 Land to Rear 207 209 Manchester Road Thurlstone

https://mail.google.com/mail/u/1/?ik=b0c8ab80b3&view=pt&search=all&permthid=thread-f%3A1743864976099768084%7Cmsg-f%3A174386497… 1/2

John Mahoney <jmahoneyarchitects@gmail.com>

FW: 2022 ENQ 00236 Land to Rear 207 209 Manchester Road Thurlstone

1 message

Bennett , Laura (PLANNING OFFICER) <LauraBennett@barnsley.gov.uk> Tue, Sep 13, 2022 at 3:27 PM
To: John Mahoney <jmahoneyarchitects@gmail.com>

Dear John

 

Please see the comments from the Conservation Officer below. As soon as I have the Tree Officer comments I will
forward these to you.

 

Thanks

 

Laura Bennett

Planning Officer (Outer Area)

Development Management

Growth and Sustainability

Barnsley Metropolitan Borough Council

 

Email:
laurabennett@barnsley.gov.uk

Mail: Westgate Plaza, PO Box 634, Barnsley, S70 9GG

 

From: Wiles ,
Anthony (SENIOR CONSERVATION OFFICER) <TonyWiles@barnsley.gov.uk> 

Sent: 13 September 2022 15:21

To: Bennett , Laura (PLANNING OFFICER) <LauraBennett@barnsley.gov.uk>; Jowett , Edward (FORESTRY
OFFICER) <EdwardJowett@barnsley.gov.uk>

Subject: 2022 ENQ 00236 Land to Rear 207 209 Manchester Road Thurlstone

 

Hello Laura,

 

I recall we had a pre-application submission for this site previously and I remember we advised we had concerns
relating to the setting of the conservation area and the grade
II listed church, the overall visibility of the site and
possible negative intrusion into the setting. I’ve looked at this afresh and I am afraid I do still have concerns. The
site is to the rear of 207-209 Manchester Road and is just outside the conservation
area being north of its
boundary by circa 10m (so is very close). The grade II listed St Saviours Church (https://historicengland.org.
uk/listing/the-list/list-entry/1151827)
is also 30m southwest of the site. There is some screening by trees to the
southern edge of the site but overall, I am concerned that the elevated plot and steepness of the slope at the
location proposed for development will render the building quite visible.
The degree of visibility is in itself not an

mailto:laurabennett@barnsley.gov.uk
mailto:TonyWiles@barnsley.gov.uk
mailto:LauraBennett@barnsley.gov.uk
mailto:EdwardJowett@barnsley.gov.uk
https://www.google.com/maps/search/209+Manchester+Road+Thurlstone?entry=gmail&source=g
https://historicengland.org.uk/listing/the-list/list-entry/1151827)%20
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issue, but this coupled with the proposed design is a cause for concern. From High Bank looking south the
dwelling appears fairly restrained and could quite easily (with the correct methods and materials) fit in
well.
However, owing to the steeply sloping site, the southern elevation is propped up on stilts and would probably
appear more akin to three storeys overall. The design is not especially sympathetic in terms of the heritage setting
with a double full width
balcony on the ground floor (would appear akin to a first-floor level) and first floor (akin
to second) floors, deeply overhung with full width canopies supported on poles. Primarily in this setting of the
adjacent conservation area and the listed building
I feel this has no precedents in the immediate neighbourhood
and could look very out of place. I’d also be wary of the views from further afield on the other side of the valley
and the general level of sympathy with the local and historic vernacular. 

Regards,

Tony Wiles

Design & Conservation

Barnsley MBC

01226 772576

Mobile: 07917 051038

tonywiles@barnsley.gov.uk

Westgate Plaza One

PO Box 634

Barnsley S70 9GG

*** Barnsley MBC Disclaimer: This e-mail and any files attached are confidential for the use of the intended recipient.
If you have received this e-mail in error please notify the sender as soon as possible and delete the communication
from your system without
copying, disseminating or distributing the same in any way by any means. Any views or
opinions expressed belong solely to the author and do not necessarily represent those of the Council. In particular,
the Council will not accept liability for any defamatory
statements made by email communications. Recipients are
responsible for ensuring that all e-mails and files sent are checked for viruses. The Council will not accept liability for
damage caused by any virus transmitted by this e-mail. No guarantees are offered
on the security, content and
accuracy of any e-mails and files received. Be aware that this e-mail communication may be intercepted for
regulatory, quality control, or crime detection purposes unless otherwise prohibited. The content of this email and any
attachment may be stored for future reference. Link to privacy statement - https://www.barnsley.gov.uk/
services/information-and-privacy/your-privacy/
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John Mahoney <jmahoneyarchitects@gmail.com>

2022/ENQ/00236 Pre App Planning Consultation Tree Officer

1 message

Bennett , Laura (PLANNING OFFICER) <LauraBennett@barnsley.gov.uk> Thu, Sep 15, 2022 at 4:01 PM
To: John Mahoney <jmahoneyarchitects@gmail.com>

Dear John

 

Please see the comments below from the Tree Officer in relation to the above pre-app.

 

Kind regards

 

Laura Bennett

Planning Officer (Outer Area)

Development Management

Growth and Sustainability

Barnsley Metropolitan Borough Council

 

Email:
laurabennett@barnsley.gov.uk

Mail: Westgate Plaza, PO Box 634, Barnsley, S70 9GG

 

From: Jowett ,
Edward (FORESTRY OFFICER) <EdwardJowett@barnsley.gov.uk> 

Sent: 15 September 2022 15:59

To: Bennett , Laura (PLANNING OFFICER) <LauraBennett@barnsley.gov.uk>

Subject: RE: 2022/ENQ/00236 Pre App Planning Consultation

 

Laura,

 

There are trees located on and off the site which will need to be considered as part of the application. A tree
survey to BS5837:2012 will therefore be required with any application
and the information in it will need to be
used to inform the layout to ensure the trees remain unaffected by any proposal. If any trees are implicated in the
final proposed layout put forward then an arboricultural impact assessment will also be required to
deal with
these.

 

The trees will certainly require protection during any proposed development and as such an arboricultural
method statement will be required, however if the applicant wished
I would be happy to condition this as part of

mailto:laurabennett@barnsley.gov.uk
mailto:EdwardJowett@barnsley.gov.uk
mailto:LauraBennett@barnsley.gov.uk
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a pre-commencement condition if the application were approved and the applicant did not want to provide this
up front at the application stage.

 

Thanks

 

Ed

 

Edward Jowett

Tree Officer

Development Management

(01226) 772557

*** Barnsley MBC Disclaimer: This e-mail and any files attached are confidential for the use of the intended recipient.
If you have received this e-mail in error please notify the sender as soon as possible and delete the communication
from your system without
copying, disseminating or distributing the same in any way by any means. Any views or
opinions expressed belong solely to the author and do not necessarily represent those of the Council. In particular,
the Council will not accept liability for any defamatory
statements made by email communications. Recipients are
responsible for ensuring that all e-mails and files sent are checked for viruses. The Council will not accept liability for
damage caused by any virus transmitted by this e-mail. No guarantees are offered
on the security, content and
accuracy of any e-mails and files received. Be aware that this e-mail communication may be intercepted for
regulatory, quality control, or crime detection purposes unless otherwise prohibited. The content of this email and any
attachment may be stored for future reference. Link to privacy statement - https://www.barnsley.gov.uk/
services/information-and-privacy/your-privacy/
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