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1. INTRODUCTION  

1.1 This Pre-application Consultation Statement has been produced by Pegasus Group on behalf of 

Monckton Developments Limited to support a planning application at the former Monckton Coke & 

Chemical works. The description of the proposed development is:  

Hybrid planning application seeking full planning permission for remediation and means of 

access, along with outline planning permission (with all matters reserved except access) for 

redevelopment of the site to include up to 500 residential units (C3), up to 400 sqm for A1-A5 

use, along with ancillary parking, amenity, and all other associated public, semi public and 

private realm, soft/hard landscaping, infrastructure and highways works, access and a new 

internal road network connecting with the existing road network. 

Community Engagement  

1.2 The National Planning Policy Framework (NPPF) encourages developers before submitting a 

planning application to engage with the local community, where they think it would be beneficial. 

Also, Planning Practice Guidance encourages pre-application engagement with the community 

where it will add value to the process and the outcome. At a local level, Barnsley Council’s 

Statement of Community Involvement encourages applicants to involve the community in 

developments which are considered to have an impact on the community.  

Pre-application Discussions  

1.3 The NPPF also says that whilst developers are not required to engage in pre-application discussions, 

they should be encouraged to take-up the pre-application services offered by the local planning 

authority.  

Pre-Application Consultation Statement  

1.4 This Pre-application Consultation Statement:  

• Describes the community consultations that have been undertaken prior to submission of 

the planning application;   

• Provides details of the pre-application discussions that have been held with the Council; 

and, 

• Provides a summary of how the planning application responds to the comments raised 

during the community consultation and pre-application discussions. 
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2. COMMUNITY ENGAGEMENT   

2.1 Consultation with the local community was undertaken in 2016 on behalf of the previous Site 

owners for the redevelopment of the Site for residential use. Two public consultation events were 

undertaken, one at Royston Library and one at Havercroft & Ryhill Community Learning Centre. 

The events were advertised via a leaflet drop to properties located close to the Site, and an advert 

in the local paper. A copy of the leaflet is provided at Appendix 1, which shows the proposed 

development that was consulted upon. The event at Royston Library was attended by 32 people 

and the event at Havercroft & Ryhill Community Learning Centre was attended by 7 people.  

2.2 The event gave members of the public an opportunity to view, discuss and give feedback on the 

proposal to redevelop the Site. Eleven feedback forms were received to the consultation events. 

Comments were:  

• Too many homes to be built, perhaps add local shops, supermarkets, doctors, chemist; 

• Local amenities needed; 

• Town will become gridlocked – suggest half number of houses; 

• Surrounding roads and railway bridge need upgrading if housing goes ahead; 

• Housing is needed in the area; 

• Support the remediation of the Site and if remediated could be used for housing; 

• Do not want a use that would cause pollution; 

• Good location for business / employment opportunities should be added to north Site; 

• Only a business use is appropriate because of historic contamination; need more land for 

industry; 

• More land as a nature reserve / best used as a nature reserve. 

2.3 A response to these comments is provided in Section 4.  

2.4 Following the consultation event, a scheme was progressed for up to 246 dwellings, a public house 

/ restaurant and office buildings. Pre-application advice was sought for this scheme and provided 

by Barnsley Council in October 2016. A copy of the pre-application advice is provided at Appendix 

2.  

2.5 The previous scheme was further progressed comprising a mixed-use development for up to 270 

dwellings and five office buildings up to 2,271 sqm. The residential element was to utilise the 

existing northmost access off Lund Hill Lane and the office element was to utilise the southernmost 

access off Lund Hill Lane. The pervious scheme was not submitted for planning permission. 
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2.6 The Site was subsequently sold by the previous owner to Monckton Developments Limited who 

assembled a new team of consultants. Throughout 2019 the team undertook new surveys and 

assessments, so that a scheme could be progressed with up-to-date information. The emerging 

scheme also considered the points raised during the earlier consultation and pre-application advice 

as well as the new policy context within the Barnsley Local Plan. The principal differences between 

the previous scheme and the new scheme is an increase in residential development up to 500 

dwellings and the removal of the office development. 

2.7 Towards the end of 2019 details of the new scheme were emailed to Councillor Tim Cheetham, 

Councillor Caroline Makinson and Councillor Pauline McCarthy on behalf of Monckton Developments 

Limited. A copy of the email to the Ward Councillors is provided at Appendix 3. No responses to 

the email have been received. A further email was sent to Ward Councillors in August 2020, offering 

an opportunity to discuss the proposed development.  
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3. PRE-APPLICATION DISCUSSIONS WITH BARNSLEY COUNCIL  

3.1 In October 2019, a request was made to the Council for pre-application advice on the development 

of the Site. The principal differences between the previous scheme was the increase in residential 

development up to 500 dwellings and the removal of the office buildings. A copy of the draft 

masterplan submitted with pre-application submission is provided at Appendix 4. 

3.2 A meeting was held in December 2019. In attendance from the Council were: 

• Elaine Ward (Senior Planning Officer) 

• Chris Shields (Air Quality Management) 

• Wayne Lake (Highways) 

• Jason Thomas (Highways) 

• Babak Ahmadian (Bridge Manager) 

• John Scott (Contaminated Land) 

• Alan Hart (Planning Officer - Policy) 

3.3 In attendance from the applicant side were: 

• Rachel Woodhouse-Hague (Monckton Developments Limited) 

• Robert Tranter (Monckton Developments Limited) 

• Richard Hopkinson (Monckton Developments Limited) 

• Phil Robinson (Pegasus Group) 

• Rebecca Dennis (Pegasus Group) 

• Andrew Gilsenan (Pegasus Group) 

• Graeme Blacklock (SLR Consulting) 

• Tom Lyons (Met Engineers Ltd) 

• Gary Chapman (GEO2) 

• Adam Wilson (GEO2) 

• Dan Mason (Envestigate Ltd)  

• David Frohnsdorff 

3.4 Following the meeting, the Council provided written pre-application advice, which is provided at 

Appendix 5. A response to the pertinent comments within the advice is provided in Section 4.  
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4. RESPONSE TO CONSULTATION  

4.1 The table below provides a summary of the comments made by the public during the consultation 

event and a response to those comments. 

 

Comment 

 

Response 

Too many homes to be built, perhaps add local shops, 

supermarkets, doctors, chemist. 

 

Local amenities needed. 

Since the adoption of the Local Plan in 2019 there has been 

some slippage in housing delivery, in part due to the delay 

in the production of a masterplan for the large allocation in 

Royston (MU5) and other large allocations elsewhere. There 
may also be a further delay in housing due to the impact of 

Covid-19.  

 

Given the national housing crisis and the need to boost the 

supply of housing it is considered that the delivery of 

windfall sites such as this are best placed to make up the 

current housing shortfall in the Borough, and will assist in 

making sure that a five year supply of housing land is 

maintained.  
 

The proposed development now incorporates up to 400 

sqm of commercial development (A1-A5 uses) which will 

serve the day-to-day needs of those living within the new 

development.  

Town will become gridlocked – suggest half number of 

houses. 

 

Surrounding roads and railway bridge need upgrading if 

housing goes ahead. 

The application is supported by a Transport Assessment 

which identifies the traffic impacts on the highways 

network. Highways capacity enhancement measures have 

been identified that will minimise or eliminate driver delays 

and safety issues.  

 

Housing is needed in the area. 

 

The proposed development incorporates up to 500 

dwellings. The Site will provide a substantial number of 

dwellings as a windfall site and can contribute substantially 
towards housing numbers in the borough. 

Support the remediation of the Site and if remediated could 

be used for housing. 

The proposed remediation of the Site will be an 

enhancement of the current situation, and once remediated 

the Site will be suitable for residential development.  

 

Do not want a use that would cause pollution. 

 

As identified above the proposal will remediate a currently 

contaminated Site given its former used and deliver 

housing. The road traffic caused by the development will 

have an insignificant effect on air quality.  

 

Good location for business / employment opportunities 

should be added to north Site. 

 

The commercial development (A1-A5 uses) will generate 24 

full-time equivalent jobs. Based on good ‘place making’ 

principles the commercial development will be in the 

southern part of the Site.   

Only a business use is appropriate because of historic 

contamination; need more land for industry. 

The Council’s evidence base does not identify a need for 

employment land in Royston beyond that allocated in the 

Local Plan. This Site is not identified for business uses, it is 

‘white land’ with no specific allocation. 
 

The Site is to be remediated to a standard which is suitable 

for its intended residential use. 

 
More land as a nature reserve / best used as a nature 

reserve. 

 

The proposal is for residential and commercial development 

(A1-A5 uses) and incorporates areas of formal and informal 

open spaces, natural and semi-natural areas.  

 

The only way to remediate the Site is to secure 

development on there and as such it is not viable to 

remediate and leave as a nature reserve. 

4.2 The table below provides a summary of the pertinent comments made in the pre-application advice, 

and a response to those comments.  

 

Comment 

 

Response 

 

Sustainable Travel – the site is currently…not very accessible for 

anything other than access by car. 

 

To reduce the need for new residents to travel by car, 

the proposed development will incorporate formal and 

informal open spaces and up to 400 sqm of 

commercial development (A1-A5 uses) to serve the 

day-to-day needs of the new residents, which will be 

within walking/cycling distance of all parts of the Site. 
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In addition, the applicant will also make a substantial 

financial contribution towards sustainable travel, in 
accordance with the formula set out in the Sustainable 

Travel SPD, which will be utilised to assist in 

enhancing the accessibility of the Site by public 

transport, walking and cycling. 

 

Furthermore, enhancements to the walking route 

between the Site and Royston are proposed along 

Lund Hill Lane including new footpaths and crossing 

points. 

Planning Policy – the development plan for the Borough consists 

of the Barnsley Local Plan adopted January 2019 and the 

Barnsley Rotherham Doncaster Joint Waste Plan. 

The proposed development has been assessed against 

each of the relevant development plan policies within 
the supporting Planning Statement, which finds that it 

complies with all the relevant policies.  

 

As such, the position in relation to this case is that the 

development plan is up-to-date and that the proposed 

development complies with it and should be approved 

without delay.   

On-site Facilities – A site of 500 dwellings, relatively divorced 

from Royston by distance and the railway line would require at 

least a small retail element to serve the site, in accordance with 

Policy I1 and the Planning Obligations SPD, and Policy TC5. 

The proposed development incorporates up to 400 

sqm of commercial development (A1-A5 uses) which 

will serve the day-to-day needs of those living within 

the new development.  

Remediation – The Contaminated Land Officer required that in 

addition to submitting all the appropriate surveys and reports for 
the assessment of dealing with contamination and remediation, 

that a planning application should also provide detailed costings 

of the remediation to ensure the process is viable. 

The application is supported by an Options Appraisal 

and Remediation Strategy and Viability Assessment 

which provides costings of the remediation and 

confirms that it is viable. 

Intrusive site investigation should be required to safeguard 

development from any potential shale mining voids and mine 

entries within the site should be evaluated in terms of ongoing 

safety and stability. Suitable development standoff’s/exclusion 

should be considered.  

There are three mine shafts which are located in the 

centre of the Site where open space is proposed. The 

coal shafts will also be avoided during the detailed 

reserved matters stage to ensure no significant risk is 

presented.   

 

Contributions – Development must contribute as necessary to 

meet all on and off-site infrastructure requirements to enable 

development to take place satisfactorily.   

 

Policy I1 requires all development to provide appropriate 

infrastructure, this is supported by the adopted SPD Financial 

Contributions for Schools. 

 
The developer would be required to provide the necessary 

[Sustainable Transport] mitigation in the form of contributions 

and/or mitigation through the Travel Plan. 

 

The applicant will make substantial financial 

contributions towards: 

• Education provision to assist with the 

funding of additional school places needed 

to accommodate the proposed development 
in accordance with the Financial 

Contributions to Schools SPD; and,  

• Sustainable travel which will enhance the 

accessibility of the Site by public transport, 

walking and cycling in accordance with the 

Sustainable Travel SPD.  

The Travel Plan submitted in support of the application 

considers ways in which the sustainability credentials 

of the Site and development could be enhanced.  

Open Space – A minimum of 15% of the gross site area of new 

housing development must be open space of a type appropriate 
to the character of the site, its location and the layout and 

nature of the new housing and adjoining land uses. 

 

A greenspace assessment will be carried out to determine what 

the most appropriate greenspace requirement is in line with 

identified local need.   

17% of the gross site area will be open space (formal 

and informal) including a multi-use games area 
(MUGA), designated play area and amenity green 

space.  

 

An Open Space Assessment has been carried out 

identifying a local need in Royston for MUGAs, hence 

the provision within the proposed development. 

Affordable Housing – Provision should meet the definition of 

affordable housing in the Local Plan and the NPPF and should be 

10% of the overall number of dwellings, which is required in this 

area of the Borough in order to comply with Policy H7. 

As permitted by Policy H7, a Viability Assessment has 

been submitted in support of the planning application. 

This identifies that in order to deliver the significant 

benefits of remediating the Site, the costs are so 

significant that above and beyond the contributions 
identified above the Site cannot support affordable 

housing.   

 

Housing Mix – Policy H6 requires that a suitable housing mix is 

required with a density of 40 dwellings per hectare. 

 

In line with this requirement the proposed 

development can incorporate a range of dwelling sizes 

(2- to 4-bed) at 40 dph albeit further detail of the mix 

and housing types would be provided at the reserved 

matters stage. 

Highways – New development will be expected to be designed 

and built to provide safe, secure and convenient access for all 

road users in accordance with Local Plan Policy T4.  There are 

already congestion issues at Royston and the application must 

assess both impacts and propose suitable mitigation.  A 

Transport assessment and draft Travel Plan would be required 

for validation.   

The application is supported by a Transport 

Assessment which identifies the traffic impacts on the 

highways network. Highways capacity enhancement 

measures have been identified that will minimise or 

eliminate driver delays and safety issues.  
Furthermore enhancements to public accessibility 

through the provision of new footpaths and crossing 

points on Lund Hill Lane have also been provided. 
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Cycle Parking – Covered cycle parking is required at every 

dwelling which does not have a garage. 

Noted this is a technical matter and will be considered 

at the reserved matters stage.  

Flood Risk – As the site is greater than 1ha in size an FRA will be 

required. 

The Flood Risk Assessment and Drainage Strategy 

submitted in support of the application demonstrates 

that there will be no increase in surface water run-off 
as a result of this development. 

Air Quality – Dust mitigation measures during both remediation 

work and during construction should be proposed.  Taking in to 

account the nature of the site, it is considered that there must 

be an agreed strategy at the outset for proposed monitoring and 

conditions. 
 

Comprehensive dust mitigation measures are set out 
in the Environment Statement (Chapter 9) and the 

supporting Air Quality Monitoring Report. Given that 

there will be no contamination present within the top 

layer during the construction phase, it is not 

considered necessary to monitor air quality during the 

construction phase.  

If any trees are impacted, then an arboricultural impact 
assessment will also be required.  

An Aboricultural Impact Assessment and Method 

Statement has been submitted in support of the 

application. It finds that the majority of trees to be 

removed are unsuitable for retention or low quality. 

These removals are unavoidable to allow the Site to be 
remediated. The impacts of the tree removals can be 

mitigated by the planting of trees within the residential 

and public open space areas and the provision of a 

long term woodland management plan for retained 

trees and new planting. 

My colleagues in Waste Management advise that the existing 26 

tonne refuse collection vehicles cannot negotiate the overhead 

railway bridge to the west of the site due to their size. 

Noted, there is an alternative solution to deliver waste 

from the Site which avoids the railway bridge.  

There do not appear to be any recycling hubs within the site, 

and all bins will be required to be brought to the nearest 

adopted highway for collection.  These points should be 

considered in designing the layout of your proposals.  The layout 
should designate bin stores for dwellings. 

Noted this is a technical matter and will be considered 

at the reserved matters stage. 
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5. CONCLUSION 

5.1 This statement sets out the extensive pre-application consultation that has been undertaken with 

the community and Council Officers including a series of events and meetings between 2016 and 

2019. 

5.2 The process of pre-application consultation has been constructive, capturing a range of views, with 

the outcomes forming an input to the design and development process and the shaping the final 

scheme, in line with the NPPF and Barnsley’s Statement of Community Involvement.  

5.3 The pre-application consultation has been successful in that: 

• It has provided an understanding of the relevant planning policies and other material 

considerations associated with a proposed development; 

• It has enabled the applicants to understand and resolve issues associated with a proposed 

development, including the need to deliver improvements in infrastructure; 

• It has informed the strategies which will mitigate the impact of a proposed development; 

and, 

• It has information required to accompany a formal planning application, thus reducing the 

likelihood of delays at the validation stage.  
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APPENDIX 1 – CONSULTATION LEAFLET 
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APPENDIX 2 – 2016 PRE-APPLICATION RESPONSE   
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APPENDIX 3 – EMAIL TO WARD COUNCILLORS 
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APPENDIX 4 – DRAFT MASTERPLAN  
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APPENDIX 5 – 2019 PRE-APPLICATION RESPONSE  
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