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Mr Ovidiu Sandica
Two-storey rear and first-story side extension
7 Tennyson Close, Penistone, Barnsley, S36 6GY
Site Location & Description

The property is mainly yellow and red bricked detached dwelling. It is located on Tennyson Close in a residential area in Penistone. The dwelling already boasts a two-storey rear extension which was approved in 2004. The property has a fairly large curtilage with a grassed garden to the front and the rear, with a few scattered trees on each of the front and rear curtilage. The rear of the curtilage backs off on to a significant area of green space and access can be gained to this via a wooden fence in the rear curtilage of the dwelling. Penistone viaduct also resides to the back of this green space to the rear and is visible both from the dwelling and Tennyson Close.
The street scene is fairly diverse with a mixture of properties in mainly yellow and red brick. Several properties in the surrounding vicinity feature previous similar extensions; however, some of these were approved prior to the adoption of the most recent SPD in 2012. Notably, 2 and 22 Tennyson Close feature similar two-storey side extensions, one which has a setback and one which doesn’t. There is also a staggered relationship between the properties on Tennyson Close, and the dwelling itself lies at a slight angle to the road. The dwelling and the neighbouring properties at 5 and 3 Tennyson Close all share a small access driveway leading to individual driveway spaces for each of these properties. 
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Proposed DevelopmentS75 6LX
The original proposal was for a two-storey rear extension and first-storey side extension to the dwelling. The proposed rear extension is to feature a glass balustrade on the first floor and folding sliding doors on the ground floor. The proposal will also feature some small alterations such as the installation of three velux roof lights on the front elevation of the property and one at the rear on the bathroom. The window which currently resides on the rear elevation of the ground floor garage will be replaced with an access door. 
The rear and side extension follows the same design principles as the existing dwelling, with the side extension being almost a precise replica of the existing house. The side extension is to be placed above the existing attached garage and is to have a sideways projection of 2.4m, a height of 2m to the eaves and 3.7m to the roof ridge. The rear extension is to project 3m from the main rear elevation with a height of 5.1m to the eaves and 6.8m to the roof ridge. No setback has been provided from the front elevation of the extension. All the materials are to match with yellow brickwork, concrete interlocking tiles and uPVC windows and doors. 
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
No Consultations
Representations
Neighbour notification letters were sent to neighbouring properties, no comments have been 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. 
Visual Amenity
Initial concerns were raised about a lack of a setback on the front elevation in regards to the side extension. The SPD states that “an extension should appear as an extension and particularly in the case of two storey side extensions a small ‘set back’ of the extension from the main wall will be required”. Due to this, it was requested from the case officer that a small set back of 500mm would be needed. Without this, it is considered that the front elevation of the property in regards to the side extension doesn’t appear subordinate and it is difficult to easily acknowledge which part of the dwelling is the extension. After liaising with the agent about this matter, there were concerns from the applicant regarding this requested setback unbalancing the front elevation and resulting in an awkward siting of windows. Due to this, the council were prepared to reach a compromise of a 150mm setback which would allow for the extension to remain subordinate whilst allowing the front elevation to remain more balanced as per the applicant’s wishes. However, the applicant stated that they would prefer going ahead with the original plans instead of the amended ones. The applicant argued that the extension without a setback would not have an intrusive effect on the overall street scape. This was in part due to the dwelling having a staggered relationship with other properties on Tennyson Close, being a detached property and also the fact that the street scene doesn’t have a dominant dwelling type, size or structure. Whilst these comments have been acknowledged and can be appreciated, it is still considered, especially when taking into account the side extension would increase the total width of the front elevation to 11.4m, it would still not remain subordinate. Additionally, the provision of a setback would also avoid the unsightly bonding of old and new materials. 
The house is prominent when viewed from the junction of Shelley Close with Tennyson close as the property directly faces traffic coming onto Tennyson Close. Although the positioning of the property reduces potential for a terracing effect, the extension, without a set back, would serve to emphasise the mas and bulk of an inappropriate addition. Without the set back the dwelling appears more akin to a pair of semi-detached dwellings with the host property being lost. As such it would have an unacceptable impact on the character and appearance of the dwelling and the local area.
In terms of other factors, the first-storey side extension has a sideways projection of 2.4m, which is clearly less than two-thirds the width of the first floor of the original dwelling which has a width of 8.9m. 
The rear extension features a pitched roof and follows the same design principles of the existing dwelling. It does not form an obtrusive feature on the rear elevation of the dwelling or to any neighbouring dwelling. Additionally, part of the existing house blocks this rear extension from view. Only 1m of it would be visible from a small part of the curtilage of 5 Tennyson Close and similarly, only 2m of the side elevation would be visible from the curtilage of 9 Tennyson Close. The glass balustrade on the first floor and the rolling glass doors on the ground floor alter the rear elevation, but not to a significant degree and hence, wouldn’t have a detrimental effect. 
On balance, due to the above comments about the side extension not remaining subordinate and the potential for the unsightly bonding of old and new materials due to a lack of a setback, it is considered that the proposal would not be acceptable in terms of visual amenity. 
Residential Amenity 
The first-storey side extension features a window which faces over the rear garden. Due to the angled nature of the dwellings and their rear curtilage, this window would face on to a small part of the neighbouring rear curtilage at 9 Tennyson Close. However, this window will be on the proposed bathroom and as such the window will be obscure-glazed. This, alongside the fact that it will only directly face on to a very small part of the neighbouring garden significantly reduces the impact of loss of privacy on to the neighbouring property. Additionally, the proposal also features several velux roof lights; three on the front elevation and one on the rear. These are proposed primarily to allow additional light into the property and would not significantly reduce levels of overlooking into any neighbouring dwellings. Further, the two-storey rear part of the extension features a glass balustrade. Again, due to the angled nature of the dwelling on Tennyson Close, this glass balustrade would look on to a small part of the neighbouring rear curtilage at 9 Tennyson Close, however this would not be to a detrimental level. It would mainly face on to the significant area of green land which resides behind the rear curtilage of the property. 
In terms of overshadowing, the two-storey rear part of the proposal is fairly large in terms of height and projection. However, the proposal is set to the north of 9 Tennyson Close significantly reducing the impact upon loss of light on to this property. It is considered that the proposal is set at a significant distance away from the neighbouring dwelling at 5 Tennyson Close to have any impact upon loss of light to both the dwelling and its garden. The angled nature of the road further alleviates any overshadowing impact on this dwelling. All in all, the proposal would be acceptable in terms of residential amenity. 
Highway Safety
It is considered that the proposed alteration does not result in a loss of off street parking or a requirement for additional and as such, is acceptable on highway safety grounds.

Recommendation

Refuse
