
2019/0322

Applicant:   Mr Brayford, C/o Quill Architecture

Description:  Enlargement of attached garage to front and removal of rear conservatory and 
replacement with single storey rear extension to dwelling.

Site Address:  25 Longside Way, Barnsley, S75 2JL

Context

The application has been brought to board owing to the applicant being related to a member of staff 
within BMBC’s Development Management Team.

Planning History

2007/1089 – Erection of rear conservatory extension to dwelling – Approved.

Site Location and Description

The property is located in the suburb of Pogmoor at the western extent of Urban Barnsley. The 
dwelling is in a raised position on the southern side of Longside Way adjacent to the junction with 
Harden Close. The dwelling is detached and set back 7.6m from the highway with a 2.75m by 5.16m 
projection forming a single storey porch and garage section at the front of the property. At the rear of 
the dwelling exists a 2.5m by 5.8m single storey pitched roof conservatory extension. Neighbouring 
properties are similarly detached and set uphill and back from the highway along a partially staggered 
building line. The materials present across the property are buff brick and white uPVC. 

Proposed Development

The applicant proposes an enlargement to the attached garage to the front of the property. The front 
extension is proposed with an increase in projection of 1.59m toward the highway which reduces the 
length of the driveway to 6.02m in length while preserving vehicle space standards to maintain the 
same level of off-street parking for the dwelling. The front extension will also sustain the width of the 
garage and porch at 5.16m and will moderately increase its total height from 3.8m to 4m when viewed 
from the roadside. The proposal shall retain a similar door and fenestration design as the existing 
situation while incorporating a roller shutter door with the materials proposed as matching the main 
dwelling. 

The plans as submitted also include the replacement of the rear conservatory with a single storey rear 
extension. This would be within the parameters of permitted development and therefore has been 
removed in the description of the development as it does not require planning permission. 

Policy Context

Planning decisions should be made in accordance with the development plan unless material 
considerations indicate otherwise and the NPPF does not change the statutory status of the 
development plan as the starting point for decision making.  The development plan consists of the 
Core Strategy and saved Unitary Development Plan policies.  The Council has also adopted a series 
of Supplementary Planning Documents and Supplementary Planning Guidance Notes, which are 
other material considerations.

Local Plan

The new Local Plan was adopted at the full Council meeting held 3rd January 2019 after it was found 
to be sound by the appointed Planning Inspector following the examination process. This means that 
it now takes on full weight for decision making process in planning law terms as the development plan 
for the Borough, superseding the remaining saved policies from the Unitary Development Plan 
(adopted in the year 2000) and the Core Strategy (adopted in 2011).
Relevant policies include:



GD1 – General Development – There will be no significant adverse effect on the living conditions and 
residential amenity of existing and future residents.

D1 – Design – High quality development will be expected to respect, take advantage of and reinforce 
the distinctive character and features of Barnsley, particularly heritage, townscape and landscape 
character including the scale, layout, building styles, and materials of the built form in and around 
Barnsley Town Centre and within and adjacent to Conservation Areas.

T4 – New Development and Transport Safety – New development will be expected to be designed 
and built to provide all transport users within and surrounding the development with safe, secure and 
convenient access and movement.

SPDs

The following Supplementary Planning Documents are currently being updated having gone through 
an initial consultation period and are relevant to the proposal

SPD – House Extensions
SPD – Designing New Housing Development 

Other guidance

SYRDG – South Yorkshire Residential Design Guide 
 
NPPF

The National Planning Policy Framework sets out the Government’s planning policies for England and 
how these are expected to be applied. At the heart is a presumption in favour of sustainable 
development. Development proposals that accord with the development plan should be approved 
unless material considerations indicate otherwise. Where the development plan is absent, silent or 
relevant policies are out-of-date, permission should be granted unless any adverse impacts of doing 
so would significantly and demonstrably outweigh the benefits, when assessed against the policies in 
the Framework as a whole; or where specific policies in the Framework indicate development should 
be restricted or unless material considerations indicate otherwise.

In respect of this application, the policies above 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.  They also reflect the advice in paragraph 124 (general design 
considerations) and paragraph 130, which state that ‘permission should be refused for development 
of poor design that fails to take the opportunities available for improving the character and quality of 
an area and the way it functions’.

Representations

The application has been advertised by way of neighbour notification letters. No representations have 
been received in relation to the proposal. 

Assessment

Principle of Development

The extension is proposed upon a dwelling within an area designated as Urban Fabric in the Local 
Plan Policies Map. This implies that the principle of development has been previously established and 
that the construction of extensions is acceptable where they do not impact detrimentally on the 
residential and visual amenity of the vicinity, whilst also not contributing adversely to highway safety.



Residential Amenity

Owing to the relatively small increase in projection, at 1.56m, the resultant impact of the proposal on 
residential amenity is believed to be minor. Indeed the single storey element is positioned on the 
northern side of the principle elevation with the neighbouring dwelling, No. 27, being symmetrically 
designed in relation to the applicant’s dwellinghouse. As such No. 27’s garage is situated most 
proximate to the proposed front extension with the remainder of the neighbouring dwelling recessed 
away from the two single storey structures. Thus, as the proposed development has a reasonable 
projection, is limited to a single storey and its pitched roof is angled away from the party boundary, it 
is determined that its impact upon overshadowing and overbearance of No.27 is unlikely to be at an 
onerous or prejudicial level.

To conclude, the proposal is not considered to be of detriment to residential amenities in line with 
Local Plan Policy GD1 and the SPD House Extensions. 

Visual Amenity

Despite the single storey structure being an original component of the dwelling’s design, its 
appearance otherwise implies that it is a front extension. To further extend an existing front extension 
needs careful assessment to prevent additions being intrusive and discordant within the streetscene 
with large extensions not normally being acceptable.

Nevertheless the SPD states ‘extensions at the front of individually-designed, detached houses, which 
are set-back from the highway or set on staggered building lines, may, in certain circumstances, be 
acceptable.’ In this instance the dwelling is not individually designed but it is large, set-back 
significantly from the highway and set partially on a staggered building line. Indeed the proposal 
simply emulates the existing form of the structure to which it will be attached while retaining the same 
access and fenestrative arrangement. 

On balance the plot size and arrangement of the dwelling on a somewhat staggered building line 
mitigates against the increase in the structure’s size with its height marginally increasing by 0.2m to 
suggest that it will not form an overly intrusive feature within the streetscene - especially when many 
surrounding properties incorporate identical designs. 

To summarise, the development is determined to be in line with the design requirements of the SPD 
House Extensions and Local Plan Policy D1 on the basis of its sympathetic form and scale relative to 
the host property and neighbouring dwellings. 

Highway Safety

As previously mentioned, the proposal does not affect the amount of off-street parking available on 
the plot and is therefore believed to be in accordance with Local Plan Policy T4 relating to New 
Development and Highway Safety.

Summary 

On the basis of the above analysis, the proposed extension is deemed to be in compliance with the 
SPD House Extensions and Local Plan Policy GD1, D1 and T4 with respect to residential and visual 
amenity and highway safety. The materials composing the development will be expected to match the 
main dwelling and will therefore be conditioned as such.

Recommendation 

Grant subject to conditions:-

1 The development hereby permitted shall be begun before the expiration of 3 years from the 
date of this permission.
Reason:  In order to comply with the provision of Section 91 of the Town and Country 
Planning Act 1990.



2 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 
Local Plan Policy D1 High Quality Design and Place Making.

3 The development hereby approved shall be carried out strictly in accordance with the 
amended plans and specifications as approved unless required by any other conditions in this 
permission.
Plan Nos.
CAD/QA/1802 rev A - Proposed Elevations
CAD/QA/1803 - Existing & Proposed Ground Floor Layouts
Reason: In the interests of the visual amenities of the locality in accordance with Local 
Plan Policy D1 High Quality Design and Place Making.




