2018/1098
Mr & Mrs Steve Godfrey
Proposed single storey side attached garage to dwelling
55 Kingsway, Grimethorpe, Barnsley, S72 7FJ
Site Location & Description
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The applicant’s property is a red brick semi-detached townhouse located in a housing policy area in Grimethorpe. It features a small grassed garden in the front and rear curtilage and a tarmacked driveway to the front/side on the border with number 53. The driveway border is not demarked and leads to a head-height wooden fence providing separation from the front of the dwelling to the rear. 
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Proposed DevelopmentS75 6LX
The proposal is for the erection of a single-storey side extension to allow for the formation of a garage/store. It is to feature matching materials with red brick walls, concrete roof tiles and the addition of a metal roller garage door. The tarmacked driveway is also to be widened to form a new off-road parking space at the front of the property. 

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 were consulted on the initial proposal and provided the following response: 

The internal dimensions of the proposed attached garage do not meet the standards contained within the SYRDQ and must be amended accordingly; otherwise it cannot be classed as a garage, merely a store. However, if it was to be used as a store then the necessary off-street parking provision would no longer meet the standards as it would be reduced from two off-street parking spaces to one. 
The above comments were referred to the agent who provided the council with an amended scheme which was considered to alleviate the issues, and provided justification for approval. The amended scheme was forwarded to highways for further comment and they have provided the following response:
“It is noted that the applicant now wishes to use the proposed garage as a store, as it does not meet the standards in the SYRDG.

Two no; off-street parking spaces have now been provided at the front of the dwelling and these meet the appropriate standards.

In light of the above, it is not wished to raise highway objections.”

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.
Highway safety

Highways DC were consulted and initially recommended refusal as the internal floor space of the garage was not up to the required standards meaning that it could not be classed as a garage, just a store. However, in any case, the extension would be replacing one off-road parking space and should the extension be classed as a ‘store’, the applicant would not be able to retain the required two off-road parking spaces for a three-bedroomed property. The agent was informed of the above and potential changes were discussed. Subsequently, an amended scheme was submitted showing the garage as a ‘garage/store’ and the existing tarmacked driveway extended to accommodate two off-road parking spaces at the front of the dwelling. 

The amended plans were sent to Highways DC for a further consultation, and no objections have been raised and as such the amendments now render the scheme acceptable. It is important to acknowledge that the applicant could erect a single-storey side extension half the width of the original house (2.45m) under permitted development rights. The proposal is 2.8m and whilst is hence over half the width, it is not by a substantial amount and the council can retain some control over what is built under a standard application. Additionally, whilst the internal floor space of the ‘garage’ is still not up to the required standard, the agent informed the case officer that the applicant is intending to use it solely as a store and will utilise the two parking spaces to the front. On this basis, the amended proposal is now considered acceptable. 
Residential Amenity 
Whilst it resides up to the border of the demarked driveway between the property and 57 Kingsway, the proposal is single-storey and set to the north of this neighbouring property. It doesn’t feature any windows on any elevation and it is not considered to have any impact upon residential amenity to any property. It is also not overbearing and is hence considered acceptable.  
Visual Amenity
The proposal is for a modest single-storey side extension. The sideways projection of the proposal is a little over what could be built under permitted development, and the height is not considered excessive or visually intrusive. The overall design of the extension in terms of roof style, pitch and external materials is acceptable and in keeping with both the existing dwelling and the surrounding street scene. The front elevation features a small setback of 350mm which will help alleviate any potential impact between old and new materials. As such, the proposal is considered to be in compliance with CSP29 of the Core Strategy and acceptable in terms of visual amenity.
Recommendation

Approve with conditions
