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Erection of a first floor rear extension to dwelling.

9 St Hilda Avenue, Barnsley S70 6PG.
Site Location and Description

The semi-detached, brick and roof tile property is located at the head of a short and narrow cul-de-sac (St Hilda Avenue), off Dodworth Road (A628), Barnsley, approximately half way between the town centre and junction 37 of the M1 motorway.

St Hilda Avenue is characterised by similar semi-detached properties with bay windows at ground floor level. The properties have modest gardens to the front (mainly paved to accommodate off-street parking) and to the rear but those at the head of the cul-de-sac, including the subject property; have extensive rear gardens which back onto sports pitches to the south associated with the Horizon Community College.
To the west is the Dorothy House Residential Home and to the east, other residential properties off Salters Rise. Residential properties also run along Dodworth Road to the north.
The property has a full width, single storey, flat roof extension to the rear, projecting some 7m which was granted planning permission in 1978.
Proposed Development

The applicant is seeking planning permission for a first floor rear extension to the dwelling directly above the existing single storey rear extension and would therefore have the same projection. The extension would have a pitched roof 7.6m high to the ridge (0.7m below the ridge of the main dwelling) and 6.1m high to the eaves, and would be 4.5m wide overall, and would provide for an enlarged second bedroom with shower room/w/c. The existing second bedroom would be utilised as a dressing area.
The extension would be fitted with a Juliet window on the rear elevation. There would be no windows on the side elevations.
Other external alterations to the property would include at ground floor level, the blocking up of the existing kitchen door on the east (side) elevation and the conversion of the central window of three into a door, and the conversion of an existing window on the rear elevation into a door with small windows either side. At first floor level, an obscure glazed window would be installed on the existing east elevation.
Materials 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.
Barnsley Unitary Development Plan adopted 2000 (UDP):
H8 – Existing Residential Areas – states that areas defined as Housing Policy Areas will remain predominantly in residential use.
National Planning Policy Framework:

Core planning principle 4 states 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.
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.

Supplementary Planning Document (SPD) – House Extensions – sets out the design principles that will apply to the consideration of planning applications for house extensions, roof alterations, outbuildings and other domestic alterations. 

Consultations

None.
Representations

The application has been publicised by way of neighbour notification. No representations have been received.
Assessment
Principle of Development
Policy H8 indicates that the area will remain predominantly in residential use. In accordance with the SPD – House Extensions, extensions to residential properties are considered acceptable where they are of a scale and design which harmonises with the existing building, do not adversely affect the amenity of neighbouring properties, and maintain the character of the street scene and do not interfere with highway safety.

Residential Amenity
The SPD states that two-storey rear extensions will be considered on the basis of the extent of overshadowing, loss of privacy and outlook. Two-storey rear extensions to semi-detached houses, should, therefore, generally be designed with a rear projection of less than 3.5m. Larger extensions may be acceptable in certain circumstances; for instance, where the neighbouring house has been extended, or where there is a strong boundary treatment, such as a high wall or an outbuilding or garage built close to the boundary.
As noted above, the first floor rear extension would project 7m from the rear elevation of the main property; twice the recommendation of the SPD, and directly above the existing single storey extension. However, a larger extension is considered to be acceptable in this case as the neighbouring attached property, 10, St Hilda Avenue, has been extended to the rear in exactly the same manner. Consequently there would be no adverse impact in terms of overshadowing/loss of outlook. Neither would there be any adverse impact in these respects on the adjacent property, 8, St Hilda Avenue, due to the ‘angled away’ alignment of the two properties and the fact that the extension would essentially be onto the gable and detached garage of the property. 
In terms of the potential impact on privacy/overlooking, the Juliet window on the rear elevation of the extension would look directly down the applicant’s rear yard, but ultimately towards the very large rear garden of the attached property, 10, St Hilda Avenue, which unusually extends behind. However, the window would not face any habitable room window of any other property and would be just over 8m from the rear boundary; less than 2m short of the SPD normal requirement of 10m for first floor windows. As there are no objections to the proposal and any views could be screened through landscaping by the neighbour, a refusal on this basis alone would be difficult to substantiate.
The other alterations to the property do not relate to the extension and in any event would probably have a positive impact in terms of privacy.
Design and Character of Street Scene

The SPD states that the front elevation is the most important for its contribution to the street scene. The proposed first floor extension is on the rear elevation of the property and not being viewed from public vantage points would therefore have no adverse impact on the character of the street scene.

The building form, building elements/character, roof details and windows, and proposed materials are of a scale and design which is reasonably sympathetic to, and harmonises with, the existing and attached dwelling and is considered to be in accordance with the SPD. 

Highway Safety

The proposal would not result in any loss of off-street parking or a requirement for additional and as such is acceptable on highway safety grounds.
Conclusion
It is considered that the proposed extension essentially complies with CS policy CSP29, the relevant planning policy statements in the NPPF relating to requiring good design and the Council’s SPD – House Extensions.
Recommendation

Grant planning permission 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 ‘Location Plan’, at 1:1250 scale showing the red line planning application boundary;
b) Drawing titled ‘Block Plan’,  at 1:500 scale;

c) Drawing titled ‘Existing Ground Floor Layout’, numbered ASCH/01 and dated 22 August 2016;
d) Drawing titled ‘Proposed Ground Floor Layout’, numbered ASCH/02 Rev A;

e) Drawing titled ‘Existing First Floor Layout’, numbered ASCH/03;

f) Drawing titled ‘Proposed First Floor Layout’, numbered ASCH/04;

g) Drawing showing existing and proposed elevations, numbered ASCH/05 Rev A; and

h) Drawing titled ‘Section On 1-1’, numbered ASCH/06.

Reason: For the avoidance of doubt and in the interests of the character of the locality and residential amenity in accordance with CS policy CSP29, the relevant planning policy statements in the NPPF relating to requiring good design and SPD – House Extensions.

3. 
The external materials shall match those used in the existing building. 
     Reason: In the interests of the visual amenities of the locality and in accordance with

     CS policy CSP 29, the relevant planning policy statements in the
     NPPF relating to requiring good design and SPD – House Extensions.
