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Erection of 1 no. detached bungalow (Outline Application - Some Matters Reserved)
Willenby, Lowe Lane, Stainborough, Barnsley, S75 3EP
Background

2008/1294 – change of use of land to form extension to domestic curtilage – approved. Permitted development rights were removed for outbuildings by condition. 
2001/0597 – erection of detached split level dwelling with integral double garage – refused due to impact on Listed Parkland and Conservation Area, and contrary to Green Belt Policy. 
Description

The site is an open garden area to the dwelling ‘Willenby’ and is set adjacent to the rear boundaries of Willenby, Kembla and Strafford View on Lowe Lane, numbers 2-4 on Park Drive and The Strafford Arms Car Park. Kembla and number 4 Park Drive are Grade II Listed buildings.
The site has a hedge running along the southern boundary with the Grade II The Strafford Arms, and a dry stone wall and gates to the eastern boundary. The site to the east is adjacent to Park Drive currently used for the grazing of horses. The site is situated within the Conservation Area and is on the main approach and adjacent to the Grade I Listed park/gardens of Wentworth Castle park. The land gently slopes upwards from Lowe Lane to the north, resulting in the site being prominent when viewed from the access to the park and the Strafford Arms at the south. 
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Proposed Development

The proposal is for the erection of 1 no. detached bungalow. This is an outline application with matters such as access and layout to be reserved for future consideration. The applicant has indicated that the appearance of the proposed dwelling is to be approved at this stage, however no plans or elevations have been submitted for the detailed design, and therefore this aspect should also remain a reserved matter. A plan showing the proposed dwelling with a floor area of approx 88sqm situated centrally within the site has been submitted. 
The design and access statement states that the detailed design is reserved for subsequent approval, but a simple design with stone heads and lintels should be achieved. The building would be constructed in coursed natural stone, with natural or good quality artificial stone roof slates. 

Policy Context

The site is allocated within the Green Belt and Conservation Area within the Barnsley UDP proposals map. 
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, saved Unitary Development Plan policies and The Yorkshire and Humber Regional Spatial Strategy.  The RSS continues to form part of the development plan but the Government’s intention to abolish Regional Spatial Strategies is a material consideration.  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 Development Sites & Places Development Plan Document (DSAP), which shows possible allocations up to 2026 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

The following policies are of relevance:- 

CSP 2 – Sustainable construction 
CSP16 – Rural Exceptions Policy - allows sites to be released specifically for affordable housing where market value homes would not be allowed.

CSP29 – Design Principles
CSP30 – The Historic Environment 

CSP34 – Protection of the Green Belt 

National guidance in PPG2 (Now the NPPF) sets out some uses which are generally accepted in the Green Belt. We will not allow proposals for other types of development unless it can be shown that there are very special circumstances that justify setting aside local and national policy. Cases where there are very special circumstances will only arise on rare occasions. In these cases, we will weigh up the harm that would be caused by allowing development that would not normally be allowed in the countryside against any potential benefits.

Saved UDP Policies

H8D – Infill, Backland and Tandem Residential Development.
SPDs
SPD – Designing New Housing Development 
Emerging Development Sites and Places DPD

The site is allocated within the Green Belt, Conservation Area and adjacent to a Park/Garden of Historic Interest and a Green Way within the consultation draft of the DSAP proposals map document. 
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, relevant policies include:
Core Principle 7 – Requiring Good Design 

Core Principle 9 – Protecting Green Belt Land 
A local planning authority should regard the construction of new buildings as inappropriate in Green Belt. Exceptions to this are:

· buildings for agriculture and forestry;

· provision of appropriate facilities for outdoor sport, outdoor recreation and for cemeteries, as long as it preserves the openness of the Green Belt and does not conflict with the purposes of including land within it;
· the extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building;

· the replacement of a building, provided the new building is in the same use and not materially larger than the one it replaces;

· limited infilling in villages, and limited affordable housing for local community needs under policies set out in the Local Plan; or

· limited infilling or the partial or complete redevelopment of previously developed sites (brownfield land), whether redundant or in continuing use (excluding temporary buildings), which would not have a greater impact on the openness of the Green Belt and the purpose of including land within it than the existing development.
Core Principle 12 - Conserving and enhancing the historic environment 

In determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets assessed using appropriate expertise where necessary.

Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal.
In determining planning applications, local planning authorities should take account of:

· the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

· the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

· the desirability of new development making a positive contribution to local character and distinctiveness.

Consultations


Stainborough Parish Council – No comments/objections 

Highways DC – No objection subject to conditions 


Drainage – Insufficient information submitted 


Conservation – Object due to lack of detail, can not comment on impact of Listed Building or Conservation Area 
Representations

1 letter of representation states:- 
· Drainage issues
· Raised land levels

· Right of access across land 
Assessment

Material Consideration 

Principle of development 

Visual Amenity/Impact on Historic Environment 
Residential Amenity
Highway Safety 

Principle of development 

The site is situated within the Green Belt and Conservation Area allocated within the Unitary Development Plan. 
The NPPF states a local planning authority should regard the construction of new buildings as inappropriate in Green Belt, with the exception of buildings for uses such as agriculture/forestry and limited infilling in villages, and limited affordable housing for local community needs under policies set out in the Local Plan. As such the proposals are considered inappropriate development. 
There are no policies within the adopted Core Strategy which allow for infill sites to be released for market value homes within the Green Belt. An exception to this is the rural exceptions policy CSP16, which gives scope for developers to put forward infill sites for housing in rural areas such as Stainborough, however this must be affordable housing, where there is a proven need for affordable housing in the specific area. The Core Strategy does not allow for general market infill plots and such developments are considered inappropriate unless special circumstances exist which would warrant a relaxation of Green Belt policy. In this case the applicant has not provided any very special circumstances which would warrant a relaxation of Green Belt policy in this instance and the proposal is therefore unacceptable in principle contrary to CSP34 of the Core Strategy.
Visual Amenity/Impact on Historic Environment
The applicant has not provided any plans to show the appearance of the proposed bungalow, nor have they submitted details in relation to how the building would impact upon the character and appearance of the Conservation Area, the adjacent Listed Buildings and the historic Wentworth Castle Park. The NPPF suggests that where applications are proposed which may affect the historic environment, such as a conservation area, Listed Building or parkland that it is for the applicant to describe the significance of any heritage assets affected. No assessment has been put forward by the applicant. 
The pattern of development within the small village of Stainborough is linear with dwellings running from the east to the west and with the majority of the properties facing onto Lowe Lane. This particular plot is set back from the existing pattern of development and appears as an attractive open area of garden land. The plot is also set on the main approach to the Grade I Listed Wentworth Castle parkland which has a gentle slope from the south to Lowe Lane at the north of the site. 
The open area contributes significantly to the character and appearance of the Conservation area and Green Belt setting, allowing for a break in the pattern of development from the dwellings on Lowe Lane to the Park. As such it is considered that the development of this site would result in the loss of this open garden and this important visual break. It is therefore considered that the siting of a dwelling on this open land would materially detract from the character and appearance of the Conservation Area and the approach to the Grade I listed Park land contrary to guidance contained within the NPPF and Core Strategy Policy CSP30. 
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View of site from the Grade II Listed Strafford Arms.

Residential Amenity 

In terms of any impact upon adjacent dwellings, the proposed dwelling would be sited so that it would not significantly overlook or overbear/overshadow adjacent dwellings. Any proposed windows would meet the separation distances required, and would allow for sufficient private amenity space in accordance with the SPD – Designing new housing development. 
Highway Safety 

The highways section have no objection to the proposal subject to conditions. The access is considered acceptable and adequate visibility exists. No objections are raised in terms of highway safety. 
Recommendation

Refuse

[image: image6.jpg]



