2017/0809
Mr Michael Moran
Erection of detached store
4 Avon Close, Wombwell, Barnsley, S73 0RX 
Site Location & Description

The property is a semi-detached red brick bungalow at the end of Avon Close in Wombwell, a predominantly residential area. The property features a low-level stone-built wall at the front of the curtilage which provides separation between the dwelling and the street. This has a black metal gate which provides pedestrian and vehicle access to the property. In addition, the property boasts a detached garage to the side. The street scene is fairly similar throughout, with predominantly similar size detached and semi-detached bungalows with the same materials and similar structures. 
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Proposed DevelopmentS75 6LX
The proposal is for a detached store in the front curtilage of the dwelling. The store will feature two metal garage-style doors on the front elevation and an uPVC door on the side elevation facing the dwelling. The front elevation of the proposal will have stonework to match the existing. The side elevations of the store will feature brickwork, and the rear will feature blockwork. The proposal is to have a width of 6m and a length of 5m. It is on a slightly sloping site and will have a height of 2.5m to the eaves and 3.5m to the roof ridge at the highest point. 

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.

In addition, the SPD states out specific guidance for outbuildings and annexes, in which detached garages fall under. Detached garages should relate sympathetically to the main dwelling in style, proportions and external finishes. 
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 – The initial application was for a garage, the consultation from highways indicated that the proposed garage was wide enough but not long enough and did not comply with the standards in the South Yorkshire Residential Design Guide. They requested that the plans must be amended accordingly, and if not, the proposal can only be classed as a store and not a garage. In such case, sufficient off-street parking to SPD2-Parking standards must be retained within the site. Should these changes be implemented, there were no objections from a highways perspective. 
Drainage and Highways – Comments were received in regards to a public sewer which crossed the site and required protection which the developer had not shown on the attached plan. The consultation informed the case officer that Yorkshire Water needed to be consulted on this application.  
Representations
Neighbour notification letters were sent to neighbouring properties, no comments have been received. A re-consultation period was re-opened after this initial period had ended due to several properties being missed off this initial consultation. No comments were received from this second consultation period either. 
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. Detached garages and stores should relate sympathetically to the main dwelling in style, proportions and external finishes. 
Residential Amenity 
The proposed store is located at the corner of the front curtilage of the dwelling and lies just 4m from the neighbouring dwelling at 3 Avon Close. This is a lot closer than the guidance as set out in the SPD and the residents at 3 Avon Close will be partially looking at a blank gable wall. However, there is a strong boundary treatment between the neighbouring curtilage and the applicant’s curtilage in the shape of a high-level brick wall. In addition to this, 3 Avon Close also has a garage meaning it will only be able to see 1.5m of the proposed store, and hence its impact is significantly reduced. 
The impact of overshadowing also follows a similar principle. Whilst the store would sit to the south-east of 3 Avon Close, due to the fairly strong boundary treatment and the existing garage of the neighbour’s property, the impact would be significantly reduced and wouldn’t be to a detrimental level. There is also only one habitable window on the side elevation of 3 Avon Close which would be affected, and only at certain points of the day. Additionally, there is a slightly sloping nature of the road which would result in 3 Avon Close being slightly raised above the proposal, further alleviating any detrimental impact upon residential amenity. There have also been no neighbour representations raised. 
In correspondence, the agent confirmed that Yorkshire Water has been consulted and that the sewer passing beneath the proposal only served the applicant’s property and hence was not a public sewer. All in all, the impact upon residential amenity would not be to a detrimental level.
Visual Amenity
The roof style and design relate well to the original dwelling. The construction materials of the proposal are of a mixture of stonework on the front, brickwork on the side elevations and blockwork on the rear. This mixture of materials is not ideal, however is acceptable and would not form an obtrusive feature given that it follows the same design principles as many of the other properties in the surrounding neighbourhood. In addition, the store would remain at a size to remain subordinate in relation to the existing dwelling, as well as being at a sufficient distance so that it would not destroy the character of the existing house. As such, it would not be overbearing in relation to the house As such, it is therefore considered acceptable in terms of visual amenity and in compliance with Policy CSP 29 in the Core Strategy.
Highway Safety
There have no objections from a highway safety perspective after the proposed garage was amended to be described as a store. The store allows for sufficient off-street parking and is acceptable in terms of highway safety. 
Recommendation

Approve with conditions
