2016/1409
Mr Richard Uttley
Erection of 2 no. semi-detached dwellings (Resubmission).
97 Wentworth Road, Blacker Hill, Barnsley S74 0RL.

Site Location and Description

The application site is a more or less square shaped piece of neglected land located off Wentworth Road, Blacker Hill, just to the south of its junction with Worsbrough Road.
Immediately to the north of the site are two semi-detached, traditional stone fronted, two storey properties, fronting onto Wentworth Road, with small gardens to the front and larger ones to the rear. To the rear (east) of the site is a detached ‘school’ bungalow with The Learning Centre beyond. To the south along Wentworth Road is a smaller area of neglected land and beyond the access road to The Learning Centre are stone built terrace residential properties. Across Wentworth Road to the west are more modern brick built, semi-detached residential properties, some with pitched roofs and others with hipped roofs, which continue along Worsbrough Road. 
The front boundary of the site onto Wentworth Road is bounded by a stone wall, some 1m high, topped with timber rail fencing.
Proposed Development

The applicant is seeking planning permission for the erection of two semi-detached, two storey dwellings (two bedrooms) with associated driveways to the sides for off-street parking, and gardens to the front and rear.

The dwellings together would cover an area of some 83 square metres and would be 4.8m high to eaves; 6.4m high to the ridge. The southern plot (2) would be set 400mm below the level of the northern plot (1), reflecting the slope of the site along Wentworth Road. 
Materials would be blue slate roofs, natural stonework to the front elevations with facing bricks to the side and rear and upvc windows and doors, reflecting those of the adjacent properties. Boundary fencing would be 1.8m high timber although the natural stone wall to the highway would be retained other than at the vehicular access points.
Policy Context
Unitary Development Plan (UDP) – Housing Policy Area.
Barnsley Local Development Framework Adopted Core Strategy (CS):
CSP1 – Climate Change – we will take action to adapt to climate change by (amongst other actions) giving preference to development of previously developed land in sustainable locations and promoting the use of sustainable drainage systems.

CSP3 – Sustainable Drainage Systems – all development will be expected to use sustainable drainage systems (SuDS).

CSP8 – The Location of Growth – refers to the areas where priority will be given to development including Urban Barnsley.

CSP25 – New Development and Sustainable Travel – refers amongst other matter to new development will be expected to be located and designed to reduce the need to travel, be accessible to public transport and meet the needs of pedestrians and cyclists.

CSP26 – New Development and Highway Improvement – states that new development will be expected to be designed and built to provide safe, secure and convenient access for all road users.

CSP29 – Design - states that high quality development will be expected, that respects, takes advantage of and enhances the distinctive features of Barnsley, including: 

· Topography, important habitats, woodlands and other natural features;

· Views and vistas to key buildings, landmarks, skylines and gateways; and

· Heritage, townscape and landscape character including the scale, layout, building styles and materials of the built form.

The policy is aimed at ensuring that development is appropriate to its context.
Barnsley Unitary Development Plan adopted 2000 (UDP) (saved policies):
H8 – Existing Residential Areas – areas defined as Housing Policy Areas will remain predominantly in residential use.

H8A – Existing Residential Areas Design/Amenity – states that the scale, layout, height and design of all new dwellings proposed within the existing residential areas must ensure that the living conditions and overall standards of residential amenity are provided or maintained to an acceptable level, both for new residents and those existing, particularly in respect of the levels of mutual privacy, landscaping and access arrangements.

H8D – Infill, Backland and Tandem residential development – indicates that planning permission for development involving single or a small number of dwellings within existing residential areas will only be granted where development would not result in harm to the local environment or the amenities of existing residents, create traffic problems or prejudice the possible future development of a larger area of land.

Barnsley, Doncaster and Rotherham Joint Waste Plan (JWP):

WCS7 – Managing Waste in All Developments – refers to all development proposals must submit a waste management plan and sets out what such plans should include.

National Planning Policy Framework (NPPF):
The core planning principle relating to high quality design is particularly relevant stating that planning should always seek to secure a good standard of amenity for existing and future occupants of land and buildings.
Promoting sustainable transport.

· Plans and decisions should take account of whether the opportunities for sustainable transport modes have been taken up and safe and suitable access to the site can be achieved for all people.

Delivering a wide choice of high quality homes.

Housing applications should be considered in the context of the presumption in favour of sustainable development.

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 and are visually attractive.

Supplementary Planning Documents (SPD):
Designing New Housing Development – supplements CSP29 Design
Parking – requires 2 parking spaces for dwellings with 3 or more bedrooms.
Other:

South Yorkshire Residential Design Guide (SYRDG) – adopted by the Council as a good practice guide.

Consultations

Yorkshire Water Services – No comments.
 
BMBC Highways – No objections subject to the imposition of conditions.
BMBC Drainage – No objections subject to the imposition of a condition on any grant of planning permission.
South Yorkshire Mining Advisory Service (SYMAS) – No objections.
Representations

Advertised as being of local interest by way of site notice and neighbour notification. No representations have been received.
Assessment

Material Considerations 

Principle of development 

Design and residential amenity
Highway Safety

Drainage

Other
Principle of development 

The proposal is the erection of two semi-detached dwellings on a site which lies within a Housing Policy Area in the UDP. Such areas are expected to remain essentially in residential use. The area being within a settlement boundary and reasonably well served by public transport is considered to be a sustainable location for residential development. The proposed development is therefore considered to accord with policies CSP1, CSP8, CSP25 and H8 and is acceptable in principle.
However, as the proposed development would be infill development, policy H8D makes it clear that such development will only be granted where it would not result in harm to the local environment or the amenities of existing residents, create traffic problems or prejudice the possible future development of a larger area of land. Policy H8A and the NPPF similarly require that the living conditions and overall standards of residential amenity are provided or maintained to an acceptable level for new and existing residents. The NPPF further requires that proposals are compatible with neighbouring land, will function well and add to the overall quality of the area and will not significantly prejudice the future use of the neighbouring land. The requirements of these policies are echoed in the Council’s SPD: Designing New Housing Development.

Policy CSP29 of the Core Strategy, the SPD and the NPPF again require development to be high quality and appropriate to its local context, character and history, and CSP26 requires new development to be designed and built to provide safe, secure and convenient access.
Design and residential amenity
The Council’s SPD – Designing New Housing Development states that the layout and design of new housing development must ensure that high standards of privacy, light and outlook are provided for existing and proposed residents. Close overlooking of the windows in any existing dwelling or its garden, the introduction or intensification of vehicular and pedestrian movements close to an existing dwelling, its garden or its boundary and overbearing or overshadowing effect of new buildings on an existing dwelling or its garden should be avoided.
The minimum back-to-back dimension between facing habitable rooms should be 21m. Proposed habitable room windows at first floor level and above should be a minimum of 10m from the boundary of any private garden which they would face. Proposed walls without habitable room windows (usually side elevations) should be at least 12m from original habitable room windows. 
Rear gardens of proposed dwellings should be at least 50 square metres in the case of two bedroom houses/bungalows. Distances between new buildings and existing dwellings may be relaxed depending on a number of factors including site levels, existing screening or landscaping etc. Each case will be judged on its merits.
All developments should achieve the internal spacing standards set out in the South Yorkshire Residential Design Guide – Technical Requirements (SYRDG).

Developments must also respect the local context/settlement character and be designed to be specific to their location. In terms of parking and garages, developments will be expected to meet the standards set out in the SYRDG.
With regard to the proposed development, it has the potential to adversely affect the residents of the adjacent property 97, Wentworth Road, the school bungalow to the rear and properties across Wentworth Road.
Due to the location of the driveway to Plot 1, there would be some intensification of vehicular movements close to 97, Wentworth Road. However, the driveway would be adjacent to the driveway and gable of 97, Wentworth Road, and so would have no significant impact on the occupiers. The driveway to Plot 2 would be adjacent to vacant, unkempt land. 
Neither would the proposed dwellings in the position indicated on the plan, have any significant overbearing or overshadowing effect on an existing dwelling or its garden due to the significant distance between the properties.
In terms of privacy, the proposed dwellings would have windows on the front and rear elevations only, facing across Wentworth Road and towards the school bungalow respectively. Whilst the windows on the rear elevation would fall short of the SPD requirement that the minimum back-to-back dimension between facing habitable rooms should be 21m, it would be by just 1m. Furthermore, there would be just one window on each property at first floor level on the rear elevations and as these would be to bathrooms, they would be obscure glazed. The properties would also exceed the requirement that a distance of 10m should be provided between rear facing windows in the first floor (and above) and the rear boundary. As such there should be no significant loss of privacy (or outlook) for the occupiers of the school bungalow.

Of very slightly more concern is that the windows on the front elevations of the properties would fall short of the privacy standard by 1.5m or so. However, it is considered that the short fall is small enough so as to not justify a refusal of the proposals on its own.
With regard to the rear garden external space standard, both plots easily meet the required standard. 
The properties have been assessed against the SYRDG internal space standards for a 2 bed/3 person dwelling. Whilst the combined kitchen/dining/living space appears to fall short of the required standard by some 3 square metres (despite what is indicated on the submitted plan) and there is a slight deficit of storage, the overall internal floor space of the properties exceeds the overall standard required. It should therefore prove feasible to slightly reconfigure the internal arrangements to meet the required standards (for example, the storage area shown could be relocated to the bedrooms which exceed the standard, to allow for a larger combined kitchen/dining/living space).  
With regard to other matters set out in the Council’s SPD – Designing New Housing Development, it would be difficult for the proposed development to totally reflect the local context in the area since as noted above, the area is characterised by a mixture of residential properties including traditional two storey, small, stone fronted semi-detached properties, two storey stone terraces and modern brick properties of two different designs, and a brick bungalow, built with some variation of eaves and ridge heights and ridge styles. Whilst most of the properties have some provision for off-street parking; others have none.
However, the properties in terms of their materials would match the properties immediately adjacent and would reflect the predominance of two storey semi-detached dwellings in the immediate area with drives to the side. They would also be similar in size to a pair of semi-detached brick properties across Wentworth Road (numbers 88 and 90) and would reflect their roof pitch, windows/door style etc. They would fully respect the building line of the adjacent properties. Whilst the ridge and eaves heights would be significantly below those of 97, Wentworth Road, this would be due in part to the slope of Wentworth Road and would be little different from the situation across the highway.  In essence, there would be no significant adverse impact on the street scene and the character of the area.

Overall, in terms of design and residential amenity, the proposed development substantially complies with policies CSP29, H8A, and H8D, the relevant planning policy statements in the NPPF relating to requiring good design and the Council’s SPD – Designing New Housing Development.

Highway Safety
The Council’s SPD: Parking requires two bedroom dwellings to be provided with one off-street parking space. The proposal meets the required standard.
Following the receipt of slightly amended plans showing sight lines, there are no objections from the Council’s Highways Section subject to the imposition of conditions.  It is considered therefore that the proposal complies with policies CSP26, H8A and H8D and the Council’s SPD - Parking in respect of highway safety.
Drainage

The Council’s Drainage Section having examined the proposal with respect to temporary and permanent drainage and noting that the area is well served by sewers, also has no objections and it is anticipated therefore that policy CSP3 can be complied with.
Other

Waste Management – Whilst no waste management plan has been submitted in accordance with policy WCS7, this requirement could be conditioned on any grant of planning permission.
SYMAS has confirmed that the site does not lie within a Coal Authority referral area but nethertheless recommends that standing mining advice is applied to any grant of planning permission.
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 unless amended by the conditions below which shall take

      precedence:

a) Drawing titled ‘2 no. Proposed Dwellings’, numbered 02/77 01 revision A and dated October 2016; and
b) Drawing titled ‘Site Plan’, numbered 02/77 02 and dated January 2017.

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, UDP policies H8A and H8D, the relevant planning policy statements in the NPPF relating to requiring good design and SPD – Designing New Housing Development.
3.  No development shall take place until full details of the proposed external materials have been submitted to and approved in writing by the Local Planning Authority. The development thereafter shall be carried out in accordance with the approved details.

Reason: In the interests of the visual amenities of the locality and in accordance with CS policy CSP29.
4. 
Pedestrian intervisibility splays, having the dimensions 2m x 2m, shall be safeguarded at the drive entrance/exit such that there is no obstruction to visibility at a height exceeding 600mm above the nearside channel level of the adjacent highway. 
Reason: In the interest of highway safety and to accord with CS policy CSP26.
5.  No construction or planting shall take place, on a strip of land along the frontage of the development and measuring 2.4m from the adjacent channel line of the highway, which exceeds 1.05m in height above the level of the adjacent channel.
     Reason: In the interests of highway safety in accordance with CS policy CSP26.
6.  The development shall not be brought into use until the parking/manoeuvring facilities, shown on the approved plan, have been surfaced in a solid bound material (i.e. not loose chippings) and made available for the parking and manoeuvring of motor vehicles and shall be retained for that sole purpose at all times. 
Reason: To ensure that satisfactory off street parking/manoeuvring are provided, in the interests of highway safety and the free and safe flow of traffic and to accord with CS policy CSP26.
7.  Vehicular and pedestrian gradients within the site shall not exceed 1:12.

Reason: To ensure safe and adequate access and to accord with CS policy CSP26.
8.  All surface water run-off shall be collected and disposed of within the site and shall not
     be allowed to discharge onto the public highway.
     Reason: In the interests of highway safety in accordance with CS policy CSP26.

9.  Any access gate, bollard, chain or other means of obstruction shall be hung to open

     inwards.

     Reason: In the interests of highway safety in accordance with CS policy CSP26.
10.
No development shall commence, including any works of demolition, until a Construction Method Statement has been submitted to, and approved in writing by, the Local Planning Authority. The approved statement shall be adhered to throughout the construction period. The statement shall provide for:


a) The parking of vehicles of site operatives and visitors;


b) Means of access for construction traffic;


c) Loading and unloading of plant and materials;


d) Storage of plant and materials used in constructing the development;

e) Measures to prevent mud/debris being deposited on the public highway; and


f) Measures to be deployed to mitigate potential dust and noise nuisance. 
Reason: In the interest of highway safety and residential amenity, and to accord with CS policy CSP26 and UDP policies H8A and H8D.
11. No development shall commence until:

    a) Full foul and surface water drainage details have been submitted to, and approved in writing by, the Local Planning Authority. Thereafter no part of the development shall be occupied or brought into use until the approved scheme has been fully implemented. The scheme shall be retained throughout the life of the development;


b) Porosity tests have been carried out in accordance with BRE 365, to demonstrate that the subsoil on the site is suitable for soakaways; and


c) Calculations based on the results of the porosity tests to prove that adequate land area is available for the construction of the soakaways have been submitted to, and approved in writing by the Local Planning Authority.

    Reason: To ensure the proper drainage of the area and to accord with CS policy

    CSP3.
12.  Construction work within the site comprising the use of plant, machinery or equipment, and deliveries of materials shall be limited to the hours between 0800 hours and 1800 hours on Monday to Friday and 0900 hours and 1300 hours on Saturdays, and not at all on Sundays, Bank and Public Holidays.

Reason: In the interests of local amenity and to accord with UDP policy H8D.
13. Prior to the occupation of the first property, full details of the proposed refuse and recycling storage facilities shall be submitted to, and approved in writing by, the Local Planning Authority. Details shall include a method statement indicating how the facilities will be managed and serviced and how occupiers of the proposed development will be encouraged to maximise the use of the proposed recycling facilities to reduce general waste arisings. Prior to the occupation of the first property, the approved facilities shall have been implemented in conjunction with the approved method statement and shall thereafter be retained.

Reason: In the interests of encouraging recycling and visual amenity in accordance with CS policy CSP29 and JWP policy WCS7.
14.
No development shall take place until there has been submitted to and approved in writing by the Local Planning Authority, full details of both hard and soft landscaping works, including boundary treatments and details of the species, positions and planted heights of proposed trees and shrubs; together with details of the position and condition of any existing trees and hedgerows to be retained. The approved hard landscaping details shall be implemented prior to the occupation of the building(s).

Reason: In the interests of the visual amenities of the locality and to accord with CS policy CSP29 and UDP policy H8A and the relevant planning policy statements in the NPPF relating to requiring good design.

15.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and any trees or plants which die within a period of 5 years from the completion of the development, are removed, or become seriously damaged or diseased shall be replaced in the next planting season with other of similar size and species. 

Reason: In the interests of the visual amenities of the locality and to accord with CS policy CSP29 and UDP policy H8A and the relevant planning policy statements in the NPPF relating to requiring good design.

