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Conversion of outbuilding into dwelling room and external alterations to doors and windows (LBC).
2A Beech Grove, Kingstone, Barnsley, S70 6NG.

Site Location and Description

The application site is the former Park View Guest House; a grade II listed residential property, which lies at the end of a cul-de-sac, Beech Grove, off Keresforth Hall Road in the Kingstone area of Barnsley.

The property backs onto the southern boundary of Locke Park and in common with the other detached properties on Beech Grove sits within a mature landscape.
The four storey building with an attached outbuilding on the southern (side) elevation was originally a pair of semi-detached houses, later used as a guest house, but in 2010 was converted to 4 flats. Eight parking spaces are provided to the front of the property. 
Proposed Development
Listed Building Consent is applied for to convert the small, currently unused, attached outbuilding, at lower ground floor level on the southern elevation, into a habitable room (bedroom) as an extension to flat 2A.
The outbuilding would be accessed internally from flat 2A through the removal of an internal wall to the current study. Other works would include provision of a new floor, relaying of patio roof, tanking and insulation. External works would include the removal of a door and window on the front elevation of the outbuilding and their replacement with a larger window. The existing render finish would be made good and materials/colour for the window would be to match existing.
Policy Context
Unitary Development Plan (UDP) – Housing Policy Area.
Barnsley Local Development Framework Adopted Core Strategy (CS):

CSP29 – Design – sets out the overarching design principles for the borough to ensure that development is appropriate to its context and states that high quality development will be expected.
CSP30 – The Historic Environment – states that development which affects the historic environment and Barnsley’s heritage assets and their settings will be expected to protect or improve the character and/or appearance of Conservation Areas and Listed Buildings.

Barnsley Unitary Development Plan adopted 2000 (UDP) (Saved policies):
H8 – Existing Residential Areas – states that areas defined as Housing Policy Areas will remain predominantly in residential use.

National Policy Planning Framework:
Core planning principles 4 and 10 state respectively that planning should always seek to secure high quality design and a good standard of amenity for all existing and future occupants of land and buildings, and conserve heritage assets in a manner appropriate to their significance.
Requiring good design.

· Good design is a key aspect of sustainable development.

· Planning policies and decisions should aim to ensure that developments (amongst other things) will function well and add to the overall quality of the area, respond to local character and history reflect the identity of local surroundings and are visually attractive.
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; the level of detail should be proportionate to the assets’ importance. When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. Substantial harm to or loss of a grade II listed building should be exceptional.
Consultations

BMBC Conservation – No objections.
Representations

The application has been publicised as works affecting a listed building by way of site notice and neighbour notification. No representations have been received.
Assessment
Principle of Development

The creation of a habitable room within an outbuilding attached to an existing residential property located within a Housing Policy Area, which in accordance with Policy H8, is expected to remain predominantly in residential use, is considered to be acceptable in principle.
Core Strategy policies CSP29 and CSP30, and the NPPF require high quality design, and development which affects the historic environment, to protect/conserve listed buildings.
Design
The Council’s Conservation Officer has commented that the new roof structure and water proofing/tanking must be installed in such a way that it does not disturb or require the removal of the coping to the embedded wall at the rear. The submitted plans indicate its retention and there are therefore no objections.

The proposed bedroom meets internal space standards as set out in the South Yorkshire Residential Design Guide.

As such, and bearing in mind that the works are very minor, the proposal is considered to be of a high quality design which protects/conserves the listed building in accordance with policies CSP29 and CSP30 and the relevant planning policy statements in the NPPF. 
Recommendation

Grant listed building consent subject to the following conditions:

1 
The development hereby permitted shall be begun within 3 years from the date of this permission. 
Reason: To comply with the requirements of Section 91 (as amended) of the Town and Country Planning Act 1990.

2.
The development hereby permitted shall only be carried out in accordance with the following documents:

a) Drawing titled ‘Elevations, Site Plan, Location Plan as Existing’;

b) Drawing titled ‘Plan as Existing’;
c) Drawing titled ‘Survey and Sketch Scheme’, reference 03/12, numbered SK01 revision C and dated August 2016; and
d) Design and Access/Heritage Statement, reference 03/12/DAS01 – Proposed Works at 2A Beech Grove, Barnsley.
Reason: For the avoidance of doubt and in the interests of high quality design and the historic environment in accordance with CS policies CSP29 and CSP30, and the relevant planning policy statements in the NPPF.

