2015/1224
Applicant: Maton Homes Ltd.


Description: Erection of 5 no. detached dwellings with detached garages and associated external works and remodelling access drive.
Site Address: Former Needlewood Care Home, Keresforth Hill Road, Kingstone, Barnsley, S70 6RF
Site Description
The site is situated off Keresforth Hill Road, extends to approximately 3.22 acres (1.30 hectares) and is broadly triangular in shape.  The level of the site generally falls from the North to the south circa 20m. The site has frontage to Keresforth Hill Road to the south, with open arable land to the north and west.  There is a existing vehicular access point leading from Keresforth Hill Road upto the North West of the site where the building previously stood. The M1 motorway runs to the South of the site on a lower level.

The site formerly comprised a detached two storey ten bedroom children’s home, with outbuildings, landscaped gardens, woodland and parking. The building was subject to fire damaged and has subsequently been demolished. It now comprises an area of rubble, a derelict detached block of outbuildings, a single track tarmac access road, with the balance being heavily wooded with numerous trees and shrubs.
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Proposed Development
The applicant seeks permission for 5no. individually designed detached executive homes each with detached double garages.  In addition, permission is also sought for associated external works and a remodelled access drive.
Site Layout 
The proposed dwellings would roughly be arrange around the location of the previous building on the site within the generally clearing of the trees, although, a number of trees would require removal to facilitate the development.
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Plot 1
A split level property with 5 bedroom accommodation spread over 4 levels (including rooms within the roof space).  The property would be located to the South of the access road.
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Plot 2
A 2.5 storey property with 5 bedroomed accommodation located to the West of the access road.
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Plot 3
A 2.5 storey dwelling with 5 bedroomed accommodation set over 3 floors.  The dwelling would be positioned to the North West of the access road.
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Plot 4
A 2.5 storey dwelling providing 5 bedroomed accommodation over 3 floors.  It would be positioned to the North of the access road.
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Plot 5

A 2.5 storey dwelling providing 5 bedroomed accommodation over 3 floors.  He dwelling would be situated to the North of the access road between plot 4 and Keresforth Hill Road.

[image: image8.png]1. 151224 Needlewood dwelling details plot 5 2015 21 08-LayoutLpdf - Adobe Read =N

Fie it View Window ey 5
] | H D] 2|2 c°.".ne...\

g &
[®  Dimensions B NEEDLEWOOD GROVE ot
S o o n
[®  Hidden Detail -
[@  ThickLines70 o L
[®  Walis50 E
[®  WinDoors18
[® 010 TITLE SHEET B M

proposed o o layout southcast lvaton nortsesst slevaton

oo 0 oo // :’%

proposed rst foor ayout —i BEH

ot west eeuston south west devaton

BALxBIIN < i ’





Garage Design
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Policy Context

 
Planning decision 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 Waste Plan.  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
CSP2 - All new dwellings will be expected to achieve at least a level 3 rating under the Code for Sustainable Homes or equivalent. The requirement will rise over the plan period and by 2013 new dwellings should achieve at least level 4, rising to level 6 by 2016

CSP 3 ‘Sustainable Drainage Systems (SuDS) – All development will be expected to use Sustainable drainage systems (SuDS).
CSP 4 ‘Flood Risk’ The extent and impact of flooding will be reduced by expecting all development proposals on brownfield sites to reduce surface water run-off by at least 30%.

CSP 26 – New Development and Highway Improvement – New development will be expected to be designed and built to provide safe, secure and convenient access for all road users.
CSP29 – Design – High quality development will be expected, that respects, takes advantage of and enhances the distinctive features of Barnsley.  Development should enable people to gain access safely and conveniently.

CSP 34 - ‘protection of Green Belt’ in order to protect the countryside and open land around built up areas the extent of the Green Belt will be safeguarded and remain unchanged.

CSP 36 – ‘Biodiversity and Geodiversity’ – Development will be expected to conserve and enhance the biodiversity and geological features of the borough

CSP 40 – ‘Pollution Control and Protection’ - Development will be expected to demonstrate that it is not likely to result, directly or indirectly, in an increase in air, surface water and groundwater, noise, smell, dust, vibration, light or other pollution which would unacceptably affect or cause a nuisance to the natural and built environment or to people.

Saved UDP Policies

Policy H8 (Existing Residential Areas) – Areas defined on the proposals map as Housing Policy Areas will remain predominantly in residential use.

H8A – The scale, layout, height and design of all new dwellings proposed within the existing residential areas must ensure that the living conditions and overall standards of residential amenity are provided or maintained to an acceptable level both for new residents and those existing, particularly in respect of the levels of mutual privacy, landscaping and access arrangements.

H8D – Planning permission for infill, backland or tandem development involving single or a small number of dwellings within existing residential areas will only be granted where development would not result in harm to the local environment or the amenities of existing residents, create traffic problems or prejudice the possible future development of a larger area of land.

SPDs/SPGs
SPD ‘Designing New Housing Development’
SPD ‘Parking’ provides parking requirements for all types of development.
Other material considerations

South Yorkshire Residential Design Guide - 2011
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 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’.
Chapter 9 of the Framework seeks to ensure that Green Belt land is protected. It sets out that the Green Belt serves the following five purposes:

• To check the unrestricted sprawl of large built-up areas;

• To prevent neighbouring towns merging into one another;

• To assist in safeguarding the countryside from encroachment;

• To preserve the setting and special character of historic towns; and

• To assist in urban regeneration, by encouraging the recycling of derelict and other urban land.

Paragraph 81 says that:

“Once Green Belts have been defined, local planning authorities should plan positively to enhance the beneficial use of the Green Belt, such as looking for opportunities to provide access; to provide opportunities for outdoor sport and recreation; to retain and enhance landscapes; visual amenity and biodiversity; or to improve damaged and derelict land.”

Paragraphs 87, 88 & 89 go on to state ‘As with previous Green Belt policy, inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances.88. When considering any planning application, local planning authorities should ensure that substantial weight is given to any harm to the Green Belt. ‘Very special circumstances’ will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations.89. A local planning authority should regard the construction of new buildings as inappropriate in Green Belt. Exceptions to this are: 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.’
Consultations


Highways DC – No objections subject to conditions
Drainage – No objections subject to conditions
Ecology – No objections
Tree Officer – No objections subject to conditions
Regulatory Services – No objections subject to conditions


Representations

No objections received.
Assessment

Principle of development 
As with previous Green Belt policy, inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances.
When considering any planning application, local planning authorities should ensure that substantial weight is given to any harm to the Green Belt. ‘Very special circumstances’ will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations.
A local planning authority should regard the construction of new buildings as inappropriate in Green Belt. Exceptions to this are: 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.
As the site previously accommodated a Care home and associated hardstanding it is considered to be brownfield and, as such, the development of the site is acceptable in principle subject to the dwellings not having a greater impact on the openness of the Green Belt or the purpose of including land within the Green Belt. Furthermore, the development would promote housing growth and would be an efficient use of the land.
Residential Amenity 
The closest neighbouring properties to the site are in excess of 100m to the North off Dark Lane, furthermore, the woodland around the perimeter of the site would be maintained.
Within the site the properties would meet the required separation distances as set out in SPD ‘Designing New Housing Development’.  Furthermore, the level of accommodation on offer internally and externally would exceed the requirements of the SPD and the South Yorkshire Residential Design Guide.
The site is within relatively close proximity of the M1 motorway and as such there could be potential noise disturbance to future residents.  The noise profile of the area is moderate due to the constant emission from the M1, which is the dominant source of noise at the site, since it is surrounded by farming land. The other relevant source of noise is Keresforth Hill Road, which runs along the east of the site to the north-east. This secondary road, which has one lane for each direction, has also been taken into account when assessing the noise levels at the dwelling-houses.

The NPPF states that planning policies and decisions should aim to: 

- Avoid noise giving rise to significant adverse impact on health and quality of life as a result of a new development; 

- Mitigate and reduce to a minimum other adverse impacts on health and quality of life arising from new developments, including through the use of conditions. 

- Recognise that development will often create some noise and existing businesses wanting to develop in continuance of their business should not have unreasonable restrictions placed upon them because of changes in nearby land uses since they were established; and 

- Identify and protect areas of tranquillity, which have remained relatively undisturbed by noise and are prized for their recreational and amenity value for this reason. 

An environmental noise survey has been submitted alongside the application in order to measure the ambient noise levels in the development area. The measured noise levels have allowed an assessment of the level of impact from noise that the proposed development site will receive. 

Outline mitigation measures have been recommended in section 8.0, including glazing and ventilation. These recommendations have been identified as sufficient to achieve the internal and external noise levels for the proposed development according to BS8233:2014 and WHO Guidelines noise criteria.  Regulatory Services are satisfied with these findings subject to a condition ensuring the mitigation measures are implemented.  As such, the development would be in accordance to CSP 40.
Visual Amenity

The site is surrounded by farm land and does not immediately adjoing existing buildings, as such, there is not a specific architectural style or design the properties would need to harmonise with or reflect.  The closest properties to the site are off Dark Lane to the North which are generally individually designed detached properties.  The application properties would also be detached, individually designed executive home, therefore, they would not be out of character of the area.
As the dwellings are individually designed they would add interest and a mix to the development, which would be beneficial to visual amenity.  Although the properties would have individual designs, they would still have common themes to tie them together and create a cohesive development, these would include materials, architectural details, fenestration etc.
The properties would be set to the North West of the site away from Keresforth Hill Road.  Furthermore, the site is heavily wooded and the majority of the trees, shrubs and hedges would be retained, especially around the perimeter of the site.  As such, despite the dwellings being built on a higher level than the adjacent highway, views of them would be very limited from public vantage points.

3 of the proposed detached garages would be located to the side/rear of the proposed dwellings and be in relatively non prominent positions.  Plot 4’s garage would would be set to the front of the dwelling but would not project beyond the front elevation of the adjacent plot 5, as such, it would not be overly prominent.  The garage of plot 5 would, however, be located between the proposed front elevation and the access road.  The prominance of the garage would be reduced by the surrounding retained trees and vegitation which would also severly restrict views of it from Keresforth Hill Road.  In anycase, the proposed garages would be subordinate additions and would reflect the characyter and materials of the host property, in accordance with the SPD.

Green Belt 
The proposed site is within the Green Belt, however, as it has previously been developed, redevelopment of previously developed sites (brownfield land), 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 are acceptable in principle, in accordance with the NPPF.  Furthermore, the site has clearly defined boundaries which would remain intact and the proposed development would not encroach into surrounding Green Belt.
The proposed dwellings are generally arranged within the area of the previous building, outbuildings and hardstanding.  The dwellings have generally been positioned within tree clearings, and although a number of trees would need to be removed to accommodate the development, the vast majority would be maintained which provides very effective screening eliminating views from surrounding vistas. 

The previous building was positioned centrally within the site are relatively large, the current proposal is for several smaller buildings which would stand apart from each other.  As a result, although the footprints of the proposed buildings would be larger than the previous buildings on the site, given the overall size of the buildings, their positioning and spaces between them they would not have a greater impact on the openness of the Green Belt, in accordance with the NPPF, especially as the majority of the surrounding woodland would be retained, even within the proposed domestic curtilages.  For these reasons it is considered to meets the definition of Green Belt exception, in accordance with the NPPF and CSP 34.
Trees
The site has an extensive tree cover of mixed age with fully mature specimens through to natural regeneration from when the former care home was closed down. Due to the subsequent lack of management many of the trees on the site are in a poor condition and the tree survey by Coppice Landscapes has highlighted many trees which will require removal for safety reasons especially close to the boundaries where they could pose a risk to neighbouring properties of the road.

Very few trees will require removal to facilitate the development despite many being highlighted for removal which makes the scheme look much more damaging to the tree population of the site than it actually is. Some elements of the proposal are in close proximity to trees which are to be retained and given the nature of the site there is also the potential for level changes around the site. As such full protection details will be required in the form of an arboricultural method statement detailing the specific measures and construction methodologies which will be utilised to ensure the trees to be retained remain unaffected by the proposed development.

Given the extensive nature of the tree removals then replacement planting as part of a landscaping scheme will be required to mitigate their loss and the level of replanting will need to be proportionate to the level of removals and should predominantly occupy the areas where trees have been removed from.

Ecology
A Phase 1 habitat survey was submitted with the application which did not raise concern with the proposal subject to a number of mitigation measures.  These will be conditioned as part of the application.
Highway Safety 

The existing vehicular access would be utilized and improved to provide adequate visibility splays of 2.4m x 70m.  The development would be a gated community with the gate set back 5m from the highway to avoid vehicles waiting within the highway.  A 5m private drive would be created with adequate turning facilities incorporated.  A private driveway is acceptable for 5no. properties, in accordance with the South Yorkshire Residential Design Guide.
Each property would have parking provision for at least 2 vehicles, plus they would each have a detached double drive.  As such, the requirements of SPD ‘Parking’ would be exceeded.

Highways DC have assessed the application and have raised no objections subject to several conditions.

Although the site may appear isolated as it is surrounded by Green Belt and separated from neighbouring built up areas, it is within Urban Barnsley and close to local services and facilities, as well as junction 37 of the M1.

Summary
The construction of new buildings is inappropriate in the Green Belt. Exceptions to this include 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.  As the site formerly accommodated a care home and associated hardstanding it meets the definition of brownfield and falls within the tolerance of the NPPF, as such, the development of the site is acceptable.
Furthermore, the proposed dwelling would ensure that living conditions and overall standards of residential amenity are provided or maintained to an acceptable level both for new residents and those existing.  In addition, the development would maintain visual amenity and the openness of the Green Belt in accordance with policies H8D, CSP 26, CSP 29, CSP 34, SPD’s ‘Designing New Housing Development’ and ‘Parking’ and the NPPF.
Recommendation

Grant subject to conditions
