2017/1217
Ms Jade Cartwright
Erection of side extension to dwelling  
The Reading Room, School Street, Darfield, Barnsley, S73 9ET
Site Location & Description

The property is a traditional stone-built dwelling house which lies within a predominantly residential area in Darfield. The dwelling is a former reading room which was converted into a dwelling in 2014. The property is fairly small with an open plan downstairs kitchen and living room; and then a bathroom, a master bedroom and a small guest bedroom on the first floor. 
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The dwelling lies within the conservation area in Darfield, immediately adjacent to Darfield Village club which hosts a large car park and immediately neighbouring Darfield Dental Practice. 2 listed buildings lie within the close proximity at 2 Vicar Road and Thornhill House. 
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Previous Planning History
2014/0500 – Change of use of reading rooms (commercial/community use) to residential dwelling including single-storey extensions. 
Proposed DevelopmentS75 6LX
The proposal is for a single-storey side extension which will house a garage on the ground floor and also living accommodation in the roof space housing a spare bedroom. It will feature reclaimed stone walls on the front and rear elevations and black slate roof materials to match the existing. The side elevation will then feature stone render. The proposal also includes two rear facing uPVC roof lights, which will match the existing design in terms of style, design and scale. 
The proposal follows on from a pre-application enquiry (2017/ENQ/00289) for the same proposal which was acceptable in principle should some minor internal dimensional changes be made to ensure highway safety. Notably, the external length from the front to rear elevation has been increased to 6.7m, leaving an internal floor space for the garage of 6m wide and 6m in length, apart from a small area of 1.5m. The proposal will have a sideways projection of 6.4m with a height of 3.2m to the eaves and 5.1m to the roof ridge at the highest point. The proposal will then feature a pitched roof with a gable-end which exactly matches the existing. The garage door will lie around 2m from the road and will be electronically-operated with a fob. 
Policy Context

Planning decisions should be made in accordance with the current development plan policies unless material considerations indicate otherwise and the recently introduced NPPF does not change the statutory status of the development plan as the starting point for decision making.

Core Strategy Policy CSP 29 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.

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.

These policies 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.  

The Council has produced the Publication Consultation Document of the Local Plan. It establishes policies and proposals for the development and use of land up to the year 2033. The document is a material consideration and represents a further stage forward in the progression towards adoption of the Local Plan. As such, increasing weight can be given to the policies contained within the document although this is still limited by the need to consider any comments received during the consultation and with the knowledge that the Inspector can require changes to the plan.
Consultations
Highways DC – Highways DC were internally consulted during the initial pre-application enquiry (2017/ENQ/00289). Based on the initial proposal and information that was provided, the consultation deemed the proposal unacceptable on highways safety grounds in regards to the internal dimensions not being large enough. The proposal was slightly amended during the subsequent full application to increase the internal dimensions to the required standard as set out in the South Yorkshire Residential Design Guide (SYRDG) and as a result there are no objections raised subject to conditions. 
Conservation – Similarly, this consultee response also follows on from the initial pre-application enquiry (2017/ENQ/00289) which noted that the plot was once occupied by a building as evidenced by checking first and second edition OS maps, which can be argued to set out a reasonable precedent for the proposal. There are no objections to the proposal subject to the materials matching the existing materials in every respect and no construction work being commenced until a representative sample of all new external materials has been submitted to and approved by the Local Planning Authority. 
Representations
Neighbour notification letters were sent to neighbouring properties, no comments were received.
Assessment

Principle of Development 
Extensions to residential properties are considered acceptable where they do not have a detrimental impact on the amenity of surrounding residents, visual amenity and on highway safety. 
Visual Amenity
The proposal’s impact upon visual amenity was looked at in great detail due to it lying within a conservation area with two listed buildings at 2 Vicar Road and Thornhill House. The extension has a sideways projection of 6.4m which is marginally over two-thirds the width of the existing dwelling. Whilst this is just over the guidance as set out in the SPD on house extensions, the proposal is not considered to be overbearing or visually intrusive in the overall street scene. 
Additionally, the extension features a 350mm set back in wall levels and a 250mm set down in the proposed roof level from the existing roof level. The proposal’s roof exactly matches the existing with a similar design and pitch and on this basis; the proposal will complement the existing dwelling and surrounding area. The rear elevation of the dwelling will feature two small roof lights; which again exactly match the ones found on the rear of the existing dwelling. In these respects, the design of the single-storey side extension reflects the design of the existing dwelling in terms of roof style, pitch and materials. All in all, the proposal is considered acceptable in terms of visual amenity in accordance with CSP29.
Residential Amenity 
Whilst there are properties and buildings nearby, the proposal’s impact upon residential amenity is very minor. The dwelling is semi-detached; however there are no residential dwellings which lie on the border to the side of the dwelling where the proposal is sited. Immediately adjacent lies Darfield Village Club, but the proposal doesn’t feature any windows on the front elevation and thus, a reasonable level of privacy will be upheld. The proposal also features two roof lights on the rear elevation which primarily face onto the applicant’s garden only. In a similar vein, there are no immediately nearby residential dwellings which would be adversely affected by the proposal in terms of overshadowing or loss of light. On balance of all of these considerations, the proposal will have a very small impact on neighbouring residential properties and is hence considered to be acceptable in terms of residential amenity. 

Highway Safety
A previous enquiry was submitted and a highways reason for refusal was given as the resultant garage did not comply with the standards in the South Yorkshire Residential Design Guide (SYRDG), in terms of length. The new application proposes a side extension incorporating a double garage with an en-suite bedroom above. The internal dimensions of the proposed garage meet the standards, apart from a small area (1.5m2), which doesn’t render the proposal unacceptable.
The SPD also states that extensions which incorporate a garage door should have a minimum distance of 6m from the highway. This distance is not met and the garage door is clearly much less than this distance in the guideline. However, it clear that the space in which the extension is proposed to be built is currently being used as a driveway in any case and will continue to do so. Hence, it is considered that whilst the garage’s siting and internal dimensions are not ideal, they are acceptable and no highway safety objections are wished to be raised. 

Recommendation

Approve with conditions
