2017/1115
Mr and Mrs O’Brien
Raising of roof height and addition of rear dormer extension. Erection of two-storey front extension and alterations to frontage of dwelling. 
52 Town Lands Close, Cudworth, Barnsley, S73 0BQ
Site Location & Description

The property is a red-brick detached dwelling which lies at the head of a cul-de-sac in Wombwell. Town Lands Close is fairly secluded with access gained only by Ings Road and the dwelling itself is fairly out-of-view and can only be seen on approach from the latter end of Town Lands Close due to the surrounding streetscape. It features a double concrete driveway to the front and a conservatory to the rear, with a small patio and seating area in the rear curtilage. To the rear of the house lies a section of greenspace which is currently being used for paddocks. 
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The street scene is fairly diverse; however there is a fair amount of red-brick semi-detached and detached dwellings much similar to the applicant’s property. Most of these dwellings are also two-storey, however there are a few notable dwellings which are three-storey. This includes the pair of semi-detached dwellings at number 42 and 44 and also the pair of semi-detached dwellings at 69 and 71. Additionally, there are three blocks of flats which stretch from number 29 to number 63 which are also three-stories high. These blocks of flats are made of a mix of red-brick and stone built external materials. 
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Proposed DevelopmentS75 6LX
The proposal is to raise the height of the roof ridge by 1.5m, forming a steeper pitch roof in the process. This will extend the internal roof space to allow for the formation of two additional bedrooms. Additionally, the proposal also includes a dormer window with a rear-facing window and an apex roof. The applicant is also proposing three roof windows; two of which are located on the rear and one on the front. The proposed slightly steeper gable-fronted roof on the front elevation will also feature an additional window. 

The applicant also proposes a two-storey front extension above the existing porch area. This front part of the extension will have an outwards projection of 1m and a height of 5.2m to the eaves and 6.9 to the roof ridge at the highest point, with a width of 2.5m. This two-storey front extension also features a slightly smaller gable-fronted apex roof, which matches and joins the larger existing roof. 
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
No consultations. 
Representations
Neighbour notification letters were sent to neighbouring properties. No comments have been 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 in accordance with policy CSP29 of the Core strategy. 
Visual Amenity
One of the key factors assessed in this proposal was clearly the raising of roof height. At 1.5m, the roof ridge is proposed to be raised by a fairly substantial amount. However, in this instance, this rise in roof height is not considered unacceptable due to the surrounding street scene. Whilst generally the properties located on Town Lands Close are two-storey and of a similar design to this property, there are also numerous dwellings which are three-storey. Most notably, the dwellings which are located at 42 and 44 Town Lands Close are a pair of three-storey semi-detached dwellings. These are located with the rear curtilage backing on to the side of the applicant’s dwelling. Hence, they will visually block the new raised roof of the proposal from view from the rest of Town Lands Close. The dwelling’s positioning hence alleviates the impact that raising the roof height will have on the general street scene and surrounding properties. 
The proposal also includes a two-storey front extension. This part of the proposal only has a forwards projection of 1m with a width of 2.5m. It also features a roof style and pitch which complements the existing and as such wouldn’t take away from original character of the house. Also, despite Town Lands Close featuring a predominance of red-brick, semi-detached and detached dwellings, they are fairly diverse in terms of their front elevations. It is considered that due to this, such an alteration of the front elevation would not cause an unusual or intrusive impact upon the overall street scene. 
The application is also proposing a dormer on the rear elevation. This features an apex roof with the very similar roof pitch to the existing. As this is located on the rear elevation, this will largely be hidden from view from the street and the people who will see the dormer window will be very limited. This is further alleviated by the land residing immediately behind the dwelling being paddocks and not residential dwellings. Dormer windows are also a fairly common aspect in the surrounding street scene, with the neighbouring property at number 54 featuring a small dormer on the front elevation, as well as numerous other properties on Town Lands Close also featuring dormers on their front elevations. The dormer is also fairly small, and when assessed with the previously discussed points in mind, doesn’t form an intrusive or oppressive nature on the overall street scene. All in all, whilst the proposal is making some significant changes to the visual aspects of the dwelling, it is acceptable in terms of visual amenity. 
Residential Amenity 
The applicant proposes fairly significant alterations to the dwelling, which may have some small impacts upon residential amenity. The raising of the roof is coupled with a window found on the front elevation. This will face on to neighbouring dwellings, notably the rear elevation of 50 Town Lands Close and its rear garden. Despite this, the separation distance between habitable rooms on these two dwellings is 21m which the guidance in the SPD states is acceptable to maintain a reasonable level of privacy and the two properties are not in direct alignment. The proposal would lie 10m from the rear boundary, which also follows the guidance as set out in the SPD. This distance, alongside the fact that only paddocks reside to the rear of the property and no residential dwellings, the proposal will uphold a reasonable level of privacy. The raising of roof together with the installation of the dormer window would in most cases be something the council would potentially have difficulty justifying an approval. However, in this case, due to the above considerations, the proposal is acceptable. 
Due to the raise in the height of the roof, the extension has also been assessed in terms of its overbearing nature and overshadowing impact upon neighbouring properties. The property does lie to the south of 54 Town Lands Close and may slightly increase some levels of overshadowing to the rear garden of 54Town Lands Close but this will only be at certain points of the day. The main overshadowing impact will be on to the side elevation of this neighbouring property. However, there are no side windows located on this elevation and the proposal is not considered to increase levels of overshadowing to this property’s garden to an unreasonable level. All in all, the proposal is acceptable in terms of residential amenity. 
Highway Safety
The proposal does not result in a loss of off-street parking and is not a requirement for more and as such is acceptable on highway safety grounds. 
Recommendation

Approve with conditions
