2017/1257
Trustees of Taylor Scaftworth Settlement
Erection of single-storey side extension to dwelling
Bird Lane Farm, Bird Lane, Oxspring, Barnsley, S36 8DY
Site Location & Description

The property is a traditional stone-built farmhouse located just off Bird Lane lying loosely on the outskirts of Oxspring and Thurgoland. It sits on a large corner plot sloping from northwest to southeast. 

The dwelling lies within the green belt and is hence surrounded by substantial areas of green space and farm land, with two sets of stables also on site to the side of the property. A public footpath leads to the adjacent farm running immediately behind the house raised on a retaining wall. This results in little more than the roofline being visible from the rear elevation. 
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Previous planning history
2010/0756 – Erection of one and half-storey side extension for use as aged person’s accommodation

2014/0526 - Erection of one and half-storey side extension for use as aged person’s accommodation (resubmission)
Proposed DevelopmentS75 6LX
The applicant is proposing a single storey side extension which will connect the main dwelling to the stables at the side of the property. There will be an internal access door connecting the existing living room and the dining/kitchen area. It should be noted that it is not proposed to connect to the stables internally through any such access door. It will have a sideways projection of 9.5 and a height of 3m to the eaves and 5.2m to the roof ridge at the highest point as well as a depth from front to rear of 5m. It will also feature two roof lights and three standard windows on the front elevation as well as one small window found on the rear elevation but this will mostly be covered from the uneven ground immediately to the rear 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.
Unitary development plan (UDP) sets out detailed allocations of housing, employment and other land uses and is accompanied by proposals maps. This property lies within the green belt as indicated by the UDP. 
Core Strategy Policy CSP 34 sets out the principles for the protection of the 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 aimed to be unchanged. Dwellings that wish to extend in the green belt are restricted to 100% of the original dwelling, before any other extensions or alterations have taken place. 

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
Thurgoland Parish Council – No comments
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. Additionally, proposals within the green belt will be restricted to 100% of the existing dwelling, before any alterations or extensions took place. 
Unitary Development Plan – Green Belt

It can be argued that the proposal is going to infill land which was previously developed on, as shown on historic map records from 1948. The site does benefit from two planning applications which were approved but have never been implemented, the second of which was an exact resubmission. These have not been counted towards calculating any floor space increase from any previous extensions or alterations but do set a precedent. The proposed extension is smaller than the approved aged person’s accommodation and is located on the same footprint; it is also less than 100% of the original dwelling. As such the proposed extension is acceptable in principle.
Visual Amenity
The proposal can be argued in many cases to not only uphold a good quality of visual amenity, but also improve it. Part of the dwelling where the proposal will lie is in a poor state of repair with half of it having been reduced to rubble. The extension is around 90% the width of the ‘existing’ dwelling house, further, historic planning maps have shown that this area was likely part of the dwelling in 1948 and the location of the extension is such that there will be limited visual impact on the Green Belt. The proposal will connect up to the stables externally, but remains separate internally and is a subordinate structure to both the stables and the house. Additionally, the extension is single storey and the design and scale of the proposal is appropriate to the rural dwelling and the surrounding streetscape. The external materials, doors and windows are all to match the existing. All in all, the proposal is therefore considered acceptable in terms of visual amenity in accordance with CSP29. 
Residential Amenity 
There are no close neighbours and therefore residential amenity is not an issue. The proposal is considered to be acceptable in terms of residential amenity in accordance with policy CSP 29 and the SPD for house extensions. 
Highway Safety
It proposal does not result in a loss of off street parking or is a requirement for additional and as such, is acceptable on highway safety grounds.

Recommendation

Approve with conditions
