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1.0 Introduction

1.1 This planning case report forms part of a full planning application for residential development

of 41 dwellings off Higham Lane, Dodworth, Barnsley.

1.2 The other technical reports which form part of this application should be read alongside this

report. The other documents which form this application are:

Design and Access Statement (incorporating Building for Life Assessment)

Transport Statement

Statement of Community Consultation

Drainage Strategy

Ecological Appraisal

Geo-environmental Appraisal

Tree Survey and Arboriculturallmpact Assessment

Noise Impact Assessment

Energy Statement

Plans and House Types

Affordable Housing Viability Appraisal

S106 Agreement Heads of Terms

1.3 A request for a screening opinion under regulation 5 of the Town and Country Planning

(Environmental Impact Assessment) Regulations 2011 was submitted to Barnsley

Metropolitan Borough Council on 26th July 2012. The Council responded (via email) that an

Environmental Impact Assessment for the proposed development would be highly unlikely on

31" August 2012. The screening opinion letter is still awaited.

1.4 This planning case report assesses the site location and description, planning history, and the

planning policy context for this residential development scheme. The report concludes with

the comprehensive planning case for the development proposals.

1.5 This application is additionally supported by a Viability Appraisal that seeks to demonstrate an

acceptable quantity of affordable housing provision in line with the Core Strategy Policy

CSP15.
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2 Location and Site Description

2.1 The site is located to the West of Higham Lane, in the Northern area of Dodworth.

2.2 Dodworth is a village located some 3 kilometres to the south west of Barnsley town centre.

The village is a former coal mining village with a population of approximately 5,800. There are

a number of services and facilities within Dodworth, including a variety of local shops

(including a Budgens food store), a number of pubs, a post office, library, doctor's surgery,

restaurantsltakeaways, a health club and three churches.

2.3 There are two primary schools in Dodworth, St John the Baptist Church of England Primary

School and Keresforth Primary School. There are two nearby secondary schools, the

Kingstone School on Broadway and Penistone Grammar School, which are within 3km and

9km of the site respectively.

2.4 There is employment within Dodworth at Dodworth Business Park and the Fall Bank Industrial

Estate. The alterations to Junction 37 of the M1 were completed in 2007, which incorporated

a bypass, has resulted in the development of a new mixed use business park called Capitol

Park which is situated at Junction 37 of the M1 and includes a hotel, restaurant, offices and

commercial units. There are a number of hotels within Dodworth which take advantage of the

proximity of Dodworth to the M1, with easy links to Barnsley, Sheffield, Manchester and

Leeds.

2.5 Given the proximity to the M1 Junction 37, Dodworth is popular for commuters to the nearby

employment centres of Barnsley, Sheffield, Manchester and Leeds. The public transport links

are excellent, with direct services to Barnsley, Huddersfield, Meadowhall and Sheffield from

Dodworth railway station, which is approximately 400m from the application site. There is a

journey time of approximately 7 minutes to Barnsley, 42 minutes to Huddersfield, 27 minutes

to Meadowhall and 36 minutes to Sheffield. From Barnsley railway station, regular train

services are available to Leeds, Nottingham and Wakefield. Furthermore, buses run along

Mitchelson Avenue and Barnsley Road with a number of services, all of which stop at

Dodworth railway station and at Barnsley Interchange. Further information about the

sustainability of this site as a housing location can be found at appendix one which is a

completed housing development sustainability checklist in Barnsley MBC's Planning Advice

Note 30 - Sustainable Location of Housing Sites, adopted July 2011.

2.6 The site is approximately 1.1 hectares and is currently underused urban land.

2.7 The application site is surrounded by development on all four of its sides. The site is bounded

to the North and West by the railway line. To the South is residential development on

Hawthorne Crescent, comprising mainly semi-detached housing with gardens and the site is

bounded to the East by Higham Lane.
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2.8 The site is included in the Barnsley Strategic Housing Land Availability Assessment 2009

Update where it has a yield assumption of 46 dwellings (reference DSS9). The site is

identified as within walking distance to the Local Transport Plan 2 Core Public Transport

Network (South Yorkshire Passenger Transport Executive Analysis) and within the town

boundary. However because a highways constraint is identified ("highways improvements

would be required to enable the full potential development of the site to be realised. This

would require the acquisition of third party land"), the site is identified as an amber prospect

and the yield is expected to be delivered in 2016-2021.

2.9 The site is also included in the Development Sites and Places Consultation Draft 2012 where

it has an indicative number of homes as 48 (reference BAR11). The site is allocated as a

phase 1 housing site and is identified as being capable of delivering an element of low density

housing. The document is out consultation from July 2012 to September 2012.

2.10 Further detailed information relating to the site is contained in the Design and Access

Statement.

2.11 No previous planning applications have been submitted for this site. The site was the subject

of a pre-application meeting between the owners (Redrow) and Barnsley MBC Planning

Department. The meeting took place in October 2010 and a formal pre-application response

letter was received on 3'" November 2010.
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3 Planning Policy

3.1 This section of the planning case report outlines the relevant planning policy context for the

proposed development and considers national planning guidance and the statutory

development plan for the site.

Planning and Compulsory Purchase Act

3.2 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purpose of any determination to be

made under the Planning Acts the determination must be in accordance with the plan unless

material considerations indicate otherwise".

Development Plan

The Yorkshire and Humber Plan (Regional Spatial Strategy, adopted May 2008)

3.3 The Yorkshire and Humber Plan (RSS) to 2026 was formally published in May 2008. Whilst it

is the Government's intention to revoke Regional Spatial Strategies, this is yet to take place

and therefore the RSS remains a relevant part of the statutory development plan for Barnsley

for the time being. Listed below are the relevant policies to the proposed development:

3.4 Policy YH1: Overall approach and key spatial priorities - Growth and change to be managed

across the Region in order to achieve sustainable development.

3.5 Policy YH4: Regional cities and sub regional cities and towns - Regional cities and Sub

Regional Cities and Towns to be the prime focus for housing in the region. Plans to achieve a

wider range of housing and a sense of place with a high quality of public realm and well

designed buildings within a clear framework of routes and spaces.

3.6 Policy YH7: Location of development - Priority for development to previously developed land,

followed by suitable infill opportunities and then extensions to the relevant city or town.

Transport orientated approach to be used to ensure that development makes the best use of

existing transport infrastructure and capacity, takes into account capacity constraints and

complies with public transport accessibility criteria.

3.7 Policy H1: Provision and distribution of housing - The region's housing stock to be improved

and increased. Plans to ensure the delivery of the average annual net additions to the

dwelling stock set out in table 12.1 which for Barnsley is 1,105 net dwellings per annum for

the period 2008-2026. It should be noted this requirement has now been replaced by the new

housing target in the Barnsley Core Strategy.

3.8 Policy H2: Managing and stepping up the supply and delivery of housing - LPAs to manage

the release of land by prioritising housing development on brownfield land and adopting a
5
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flexible approach to delivery by not treating housing figures as ceilings whilst ensuring

development is focused on locations that delivery the Plan's Core Approach and Sub-area

policies.

3.9 Policy H4: The provision of affordable housing - Plans to ensure the provision of affordable

housing to address the needs of local communities. Part B of Policy H4 identifies that Local

Development Frameworks should set out the level of affordable housing to be provided. A

provisional estimate regarding the proportion of housing that may need to be affordable within

Barnsley is up to 30%.

3.10 Policy H5: Housing mix - Plans to ensure the provision of homes for a mix of households,

reflecting the needs of the area in order to create sustainable communities.

3.11 Policy ENV1: Development and flood risk - Development should be directed to areas of the

lowest flood risk.

Bamsley Core Strategy (Adopted September 2011)

3.12 The Barnsley Core Strategy was adopted in September 2011. In the Spatial Strategy section

of the Core Strategy it states that "Urban Barnsley includes Dodworth. The general extent of

Dodworth is intended to be that of the built up area of Dodworth UDP Community Area"

(paragraph 6.8). "Urban Barnsley is where most development should take place in order to

enhance Barnsley's role as a sub-regional town within the Sheffield and Leeds City Regions"

(paragraph 6.9). The Core Strategy identifies where development should be focused in the

settlement hierarchy. At the top of the selliement hierarchy is the regional town of Urban

Barnsley (including Dodworth and Darton). The potential opportunities in Dodworth will be

explored taking advantage of local employment opportunities and the railway station

(paragraph 7.13). The Core Strategy states that "we want to encourage growih in what are

our most accessible and sustainable locations in the borough" (paragraph 7.19). The

following policies are relevant to this proposal:

CSP1 Climate Change

3.13 Development will be expected to:

• Reduce and mitigate the impact of growih on the environment and carbon emissions

• Ensure existing and new communities are resilient to climate change

• Harness the opportunities that growih, and its associated energy demands, brings to

increase the efficient use of resources through sustainable construction techniques and

the use of renewable energy

We will take action to adapt to climate change by:

• Giving preference to development of previously developed land in sustainable locations
6
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• Locating and designing development to reduce the risk of flooding

• Promoting the use of sustainable drainage systems

• Promoting investment in Green Infrastructure to promote and encourage biodiversity gain.

CSP2 Sustainable Construction

3.14 Development will be expected to demonstrate how it minimises resource and energy

consumption, compared to the minimum target under current Building Regulations legislation,

and how it is located and designed to withstand the longer term impacts of climate change. All

new dwellings will be expected to achieve at least a level 3 rating under the Code for

Sustainable Homes or equivalent. This requirement will rise over the plan period and by 2013

new dwellings should achieve at least level 4, rising to level 6 by 2016.

CSP5 Including Renewable Energy In Developments

3.15 All development (either new build or conversion) of 10 or more dwellings will be expected to

incorporate decentralised, renewable or low carbon energy sources and other appropriate

design measures sufficient to reduce the development's carbon dioxide emissions by at least

15% for applications submitted up to 2015, subject to such measures being practicable and

not unacceptably prejudicing the viability of the development. Where it is not appropriate to

incorporate such provisions within the development, an off site scheme, or contribution may

be acceptable.

CSP8 The Location of Growth

3.16 Priority will be given to development in the following locations:

• Urban Barnsley (which includes Dodworth and Darton)

• Principal Towns of Cudworth, Wombwell, Hoyland, Goldthorpe, Penistone and Royston

Urban Barnsley will be expected to accommodate significantly more growth than any

individual Principal Town to accord with its place in the settlement hierarchy.

CSP9 The Number of New Homes to beBuilt

3.17 We will seek to achieve the completion of at least 21,500 net additional homes during the

period 2008 to 2026. A minimum five year supply of deliverable sites will be maintained.

CSP10 The Distribution of New Homes

3.18 We will seek to distribute new homes for the period 2008 to 2026 as follows:

Urban Barnsley will have 9,800 new homes, 46% of the 21,500 new homes for the region

over the plan period.
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CSP13 The Release of Allocated Housing Land

3.19 The phased release of allocated housing sites will be set out in the Development Sites and

Places DPD. The release of allocated housing sites will:

• Deliver the spatial strategy by giving priority to sustainably located sites within Urban

Barnsley and the Principal Towns; and

• Support housing regeneration and renewal.

CSP14 Housing Mix and Efficient Use of Land

3.20 Housing proposals will be expected to include a broad mix of house size, type and tenure to

help create mixed and balanced communities. Homes must be suitable for different types of

households and be capable of being adapted to meet the changing needs of the population.

Priority will be given to the development of previously developed land and we will seek to

achieve between 55% and 60% of homes to be built on previously developed land. A

minimum density of 40 dwellings per hectare will be expected. rising to 45 dwellings per

hectare within good public transport corridors, and to 55 dwellings per hectare in Barnsley

town centre. Lower densities will only be supported where it can be demonstrated that they

are necessary for need. viability or sustainable design reasons.

CSP15 Affordable Housing

3.21 Housing developments of 15 or more dwellings will be expected to provide affordable

housing. 25% affordable housing will be expected in Penistone and the rural west, Darton.

Barugh and Dodworth. These percentages will be sought unless it can be demonstrated

through a viability assessment that the required figure would render the scheme unviable. The

developer must show that arrangements have been put in place to keep the new homes

affordable.

CSP25 New Development and Sustainable Travel

3.22 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

Provide at least the minimum levels of parking cycles, motorbikes, scooters, mopeds and

disabled people. and should not provide more than the maximum number of car parking

spaces set out in a Supplementary Planning Document

Provide a transport statement or assessment in line with the thresholds and guidance set

out in Department for Transport 'Guidance on Transport Assessments; as published

March 2007 (or any subsequent version)

•

•

8
Higham Lane. Dodworth

Planning Case Report



I

I

I

I

I DacresCOMMERCIAL

• Provide a travel plan statement or a travel plan in accordance with the thresholds and

gUidance set out in Department for Transport 'Good Practice Guidelines: Delivering

Travel Plans through the Planning Process' as published April 2009 (or any subsequent

version). Travel plans will be secured through a planning obligation or a planning

condition.

3.23 Where levels of accessibility through pUblic transport, cycling and walking are unacceptable,

we will expect developers to take action or make financial contributions in accordance with

policy CSP42. If it is not possible or appropriate for the minimum amount of parking for cycle

motorbikes, scooters and mopeds to be met on site, the developer must provide, or contribute

towards, off-site parking, or improve or provide other forms of travel.

CSP29 Design Principles

3.24 High quality development will be expected, that respects, takes advantage of and enhances

the distinctive features of Barnsley including:

• Topography, Green Infrastructure Assets, important habitats, woodlands and other

natural features

• Views and vistas to key buildings, landmarks, skylines and gateways

• Heritage townscape and landscape character including the scale, layout, building styles

and materials of the built form particularly in and around:

o Barnsley Town Centre

o Penistone and the rural villages to the west of the borough

o Within and adjacent to Conservation Areas

Development should:

• Contribute to place making and be of a high quality, that contributes to a healthy, safe

and sustainable environment

• Help to transform the character of physical environments that have become run down and

are lacking in distinctiveness

• Enable all people to gain access safely and conveniently, proViding, in particular for the

needs of families and children, and of disabled people and older people

• Contribute towards creating attractive, sustainable and successful neighbourhoods

• Achieve a Building for Life assessment rating of 'good' or eqUivalent as a minimum, in

developments of 10 or more dwellings.

9
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Barnsley Unitary Development Plan (Adopted December 2000)

3.25 The Barnsley Unitary Development Plan was adopted in December 2000 and is now

considered to be significantly out of date and in the main replaced by the policies of the Core

Strategy. The saved policies that relate to the proposals maps remain part of the statutory

development plan for Barnsley. The adopted Core Strategy replaces many of the UDP

policies and although the proposals maps remain relevant, it was recognised in the

Mapplewell appeal decision (at appendix 4) that these are significantly out of date (Inspectors

Report 87). Within the UDP Proposals Map, the application site is designated as within a

Housing Policy Area (to which policy 002 applies), within the development limits of Dodworth.

3.26 Policy 002 was saved under a direction from the Secretary of State in September 2007. It

states that "In accordance with policy H8, the areas shown on the proposals map as housing

• policy areas will remain predominantly in residential use."

Barnsley Development Sites and Places Consultation Draft 2012

3.27 This document was published for consultation in July 2012. It contains housing and economic

allocations. The Council agreed a new Economic Strategy (2012 - 2033) in June 2012 with

the objective to ·Create the conditions for economic growth and greater prosperity through the

provision of quality employment sites, appropriate housing mix and a fully integrated transport

infrastructure." The Core Strategy sets out that Green Belt land is not required to meet the

housing requirement. Since the adoption of the Core Strategy the need for low density, high

value or 'Executive Housing' in order to support the Economic Strategy (2012-2033) has

emerged in order to provide the right housing mix and contribute towards creating the

conditions for economic growth, and there is an aspiration to deliver 1200 low density homes

across the borough. The purpose of this document is to allocate sites for development to

• achieve the Spatial Strategy set out in the Core Strategy and to fulfil the spatial objectives set

out in the Economic Strategy. The Higham Lane site is included within this document as a

draft allocation (reference BAR11), with an indicative number of homes as 41 and it is

identified as being capable of delivering an element of low density housing.

Higham Lane, Dodworth
Planning Case Report

Other Material Considerations

The National Planning Polley Framework (Adopted March 2012)

3.28 The Government's recently adopted National Planning Policy Framework now forms the

relevant policy guidance at the national level for the determination of all planning applications.

•
3.29 The NPPF is based around the core principles of creating sustainable development. Following

a lengthy consultation process and further consideration of the definition of sustainable

development to be used in the planning process a fuller definition is now provided in the final

document. The NPPF states at paragraph 6 that all of the policies in paragraphs 18 to 219
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"taken as a whole, constitute the Government's view of what sustainable development in

England means in practice for the planning system". There are three dimensions to

sustainable development comprising economic, social and environmental roles. These are to

be considered as mutually dependent and should not be considered in isolation (paragraph

8). At the heart of the planning system is a new presumption in favour of sustainable

development. Paragraph 14 of the NPPF identifies how this presumption is to be applied in

making decisions on individual applications. The Ministerial Foreword to the Framework

states that "development that is sustainable should go ahead, without delay - a presumption

in favour of sustainable development that is the basis for every plan, and every decision."

3.30 A set of 12 core land use planning principles are to underpin plan making and decision taking

and these are stated at paragraph 17 of the NPPF. These include:-

• Planning should be plan-led with a high degree of predictability and efficiency

• Planning should not be simply about scrutiny but should be a creative exercise

leading to the enhancement and improvement of the places in which people live their

lives

• Proactively drive and support sustainable economic development including the

delivery of the homes which the country needs

• Always seek to secure high quality design and a good standard of amenity

• Take account of the different roles and character of areas

• Support the transition to a low carbon future

• Encourage the effective use of land by reusing previously developed land

• Contribute to conserving and enhancing the natural environment

• Encourage the effective use of brownfield land

• Conserve heritage assets in a manner appropriate to their significance

• Manage patterns of growth to make the fullest possible use of public transport,

walking and cycling and focus significant development in locations which are or can

be made sustainable

• Support local strategies to improve health, social and cultural wellbeing.

3.31 Paragraph 9 states "Proposed development that accords with an up-to-date Local Plan

should be approved, and proposed development that conflicts should be refused unless other

material considerations indicate otherwise. It is highly desirable that local planning authorities

should have an up-to-date plan in place".

3.32 For decision making the NPPF states that:

• "approving development proposals that accord with the development plan without delay;

and

11
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• where the development plan is absent, silent or relevant policies are out-of-date, granting

permission unless:

- any adverse impacts of doing so would significantly and demonstrably outweigh

the benefits, when assessed against the policies in this Framework taken as a whole;

or

- specific policies in this Framework indicate development should be restricted".

Promoting sustainable transport

•
3.33 Paragraph 29 to 41 discuss the promotion of sustainable transport, identifying that transport

policies not only have an important part to play in the facilitation of sustainable development

but will also contribute to both wider sustainability and health objectives. Paragraph 32 states

that "Plans and decisions should take account of whether:

Higham Lane, Dodworth
Planning Case Report

The opportunities for sustainable development modes have been taken up depending on the

nature and location of the site, to reduce the need for major transport infrastructure;

Safe and suitable access to the site can be achieved for all people; and

Improvements can be undertaken within the transport network that cost effectively limit the

significant impacts of the development. Development should only be prevented or refused on

transport grounds where the residual cumulative impacts of development are severe".

Delivering a wide choice of high guality homes

3.34 Delivering a wide choice of high quality homes is the sixth theme under the heading of

delivering sustainable development. Paragraphs 47 to 55 provide the policy guidance for plan

• making and decision taking under the overall aim of significantly boosting the housing supply.

3.35 The requirement for a five year deliverable supply of sites is stated with an 'additional buffer

of 5% to ensure choice and competition in the market for land". Where there has been a

persistent under-delivery then this buffer should be increased to 20%.

3.36 Local Planning Authorities can now introduce a windfall allowance into the five year supply

but they will need to have "compelling evidence that such sites have consistently become

available" and "will continue to proVide a reliable source of supply". Any allowance is to be

realistic and have regard to the SHLAA, historic windfall delivery rates and expected future

trends (paragraph 48).

3.37 Paragraph 49 states that housing applications are to be considered in the context of the

presumption in favour of sustainable development and relevant policies regarding housing

• 12
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supply should not be considered up to date if a five year supply of deliverable sites cannot be

demonstrated.

3.38 A wide choice of high quality homes is to be delivered and opportunities for home ownership

are to be widened by planning for a good mix of housing based on the needs of different

groups and local demands.

Requiring good design

3.39 This section of the NPPF identifies that the Government attaches great importance to the

design of the built environment. It is also identified that good design is a key aspect of

sustainable development as well as being indivisible from good planning and be able to

contribute positively to making places better for people.

3.40 Section 7 and paragraphs 56 to 65 set the Government's policy approach to achieving good

design which is seen as a key aspect of sustainable development. Planning policies and

decisions should aim to ensure that developments will add to the overall quality of the area.

establish a strong sense of place, respond to local character and history and reflect the

identity of local surroundings and materials, while not preventing or discouraging appropriate

innovation. Residential developments should be visually attractive as a result of good

architecture and landscaping. "Planning policies and decisions should not attempt to impose

architectural styles or particular tastes and they should not stifle innovation, originality or

initiative through unsubstantiated requirements to conform to certain development forms or

styles. It is however proper to seek to promote or reinforce local distinctiveness". The

integration of new development into the natural, built and historic environment and addressing

the connections between people and places are seen as important parts of securing high

quality and inclusive design.

3.41 Applicants will be expected to work closely with those directly affected by their proposals and

to evolve designs that take account of community views. Proposals that can demonstrate this

in developing the design of the new development should be looked on more favourably.

Meeting the challenge of climate change. flooding and coastal change

3.42 The key role of planning in helping to secure radical reductions in greenhouse gas emissions

is fully recognised (paragraph 93). This is also considered to be central to all three of the

dimensions of sustainable development.

3.43 When determining planning applications account is to be taken of landform, layout, building

orientation, massing and landscaping in order to help minimise energy consumption.

13
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3.44 In the section of the Framework on plan making (paragraphs 150 to 185) there is clear advice

on developing a proportionate and up to date evidence base. Under the housing sub heading

reference is made to the requirements for a SHMA and SHLAA. The SHlAA is to establish

realistic assumptions about the availability, sUitability and the likely economic viability of land

to meet the identified housing need over the plan period.

3.45 The Framework provides additional guidance on decision taking at paragraph 186 onwards.

local planning authorities are to look for solutions rather than problems. They are to work

proactively with applicants to secure developments that improve the economic, social and

environmental conditions of the area. Pre-application engagement is encouraged.

Conserving and enhancing the natural environment

3.46 Paragraph 109 refers to the contribution and enhancement of the natural and local

environment including minimising impacts on biodiversity. At the point of determining an

application paragraph 118 of the Framework identifies that local authorities should aim to

conserve and enhance biodiversity by applying such principles as "development proposals

where the primary objective is to conserve or enhance biodiversity should be permitted; and

opportunities to incorporate biodiversity in and around developments should be encouraged~

Technical Guidance to National Planning Policy Framework (March 2012)

3.47 This document provides additional guidance to local Planning Authorities regarding

development within areas at risk of flooding and in relation to mineral extraction. This

application site is within Zone 1 and is therefore not at risk of flooding.

'Planning for Growth' Ministerial Statement of Greg Clark, Minister of State for

Decentralisatlon (23rd March 2011)

3.48 In March 2011, the Government through the Ministerial Statement "Planning for Growth"

emphasised the importance for local planning authorities to press ahead without delay in

preparing up-to-date development plans, and should use this opportunity to be proactive in

driving and supporting growth.

3.49 'Planning for Growth' states that "when deciding whether to grant planning permission, local

planning authorities should support enterprise and facili/ate housing, economic and other

forms of sustainable development .•

14
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3.50 In its response to the Communities and Local Government Committee's Report 'Abolition of

Regional Spatial Strategies: a Planning Vacuum' (June 2011) the Government reiterates its

commitment to 'Planning for Growth' stating "the Government is committed to ensuring that

the planning sYstem does everything it can to support growth, and have been clear that we

see a housing offer fit for the 21st century (underlining our emphasis), with new homes in the

right places, as vilal for our future economic competitiveness. enabling a mobile workforce

and dynamic economy".

"Laying the Foundations: A Housing Strategy for England" (November 2011)

3.51 This strategy document is the latest housing strategy which makes clear the Government's

clear intentions and direction of policy travel aimed at freeing up both sides of the housing

market by responding to increasing need, providing for enhanced supply (quantitatively and

qualitatively) and improving household's access to the market. The foreword by the Prime

Minister and Deputy Prime Minister states that this is "a radical and unashamedly ambitious

strategy" with the twin aims of i) driving local economies and creating jobs and ii) to spread

the opportunities for home ownership.

3.52 Chapter 1 focuses on social mobility and enabling individuals to find the right home in the right

place. ImprOVingaffordability is seen as crucial for aspiring homeowners. The Government

consider that the current housing market is failing to help people meet their aspirations. The

Government also now recognise that "lower housing supply means lower growth and fewer

jobs". The economic and job creation benefits of housing are summarised at paragraphs 4 to

8 inclusive. The greatest challenge is that of increasing housing supply (para 15).

3.53 Chapter 2 is entitled: - "Increasing supply: more homes stable growth". Both potential buyers

and house builders suffer from house price volatility. Consistent shortage of housing supply

over the past 15 years coupled with more recent easy access to credit has contributed to

steep rises in house prices, running well ahead of earnings. The average age of first time

buyers has steadily increased from 26 in the mid 1970's to over 30 and above since 2000.

These trends have been exacerbated since 2008 with the advent of the credit crunch. "A

rapid contraction of lending both to aspiring homeowners and to house builders, has resulted

in the housing market seizing up". (Chapter 2 Para 15). The Government conclude that "we

have a housing market which is currently failing to deliver the homes that people need, in the

places they wish to live - with serious consequences for social mobility, for jobs and for

growth" (Chapter 2 Para 17). The housing market failings are long term and deep rooted.

Much of this chimes with the findings of the Barker Report.
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3.54 The Government go on to outline their "new approach" and "the immediate need for action to

get the housing market moving". A series of new economic interventions are outlined

including: -

• New build indemnity scheme to provide up to 95% loan to value mortgages for

new build properties.

The First Buy equity loan scheme - Government and over 100 house builders

working together to help first time buyers purchase a new build home with the

help of an equity loan of up to 20%.

Get Britain Building Investment Fund to support small and medium sized builders

in need of development finance.

Encouraging locally planned large scale development including extensions to

villages and towns.

Reference to the New Homes Bonus introduced in April 2011 - a fiscal incentive

for local authorities delivering new housing. This Bonus is paid to local

authorities for 6 years and is based on the Council Tax raised from additional

new homes.

•

•

•

•

3.55 At paragraph 77 of Chapter 2 the need for a local robust land supply is reiterated and cross

referenced to the Draft National Planning Policy Framework.

3.56 Chapter 3: - Places strong emphasis on improving the supply of affordable housing via a mix

of initiatives involving both public and private sectors.

The Planning System: General Principles (2005)

3.57 Paragraph 17 - 19 of the Planning System General Principles relate to prematurity and slate:

3.58 Paragraph 17 "In some circumstances, it may be justifiable to refuse planning permission on

grounds of prematurity where a DPD is being prepared or is under review, but it has not yet

been adopted. This may be appropriate where a proposed development is so substantial, or

where the cumulative effect would be so significant, that granting permission could prejudice

the DPD by predetermining decisions about the scale, location or phasing of new

development which are being addressed in the policy in the DPD. A proposal for development

which has an impact on only a small area would rarely come into this category. Where there

is a phasing policy, it may be necessary to refuse planning permission on grounds of

prematurity if the policy is to have effect".

3.59 Paragraph 18 "Otherwise, refusal of planning permission on grounds of prematurity will not

usually be justified. Planning applications should continue to be considered in the light of

current policies. However, account can also be laken of policies in emerging DPDs. The
16
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weight to be attached to such policies depends upon the stage of preparation or review,

increasing as successive stages are reached. For example:

Where a DPD is at the consultation stage, with no early prospect of submission for

examination, then refusal on prematurity grounds would seldom be justified because of the

delay which this would impose in determining the future use of the land in question'.

3.60 Where a DPD has been submitted for examination but no representations have been made in

respect of relevant policies, then considerable weight may be attached to those policies

because of the strong possibility that they will be adopted. The converse may apply if there

have been representations which oppose the policy. However, much will depend on the

nature of those representations and whether there are representations in support of particular

policies.

3.61 Paragraph 19 states that "where planning permission is refused on grounds of prematurity,

the planning authority will need to demonstrate clearly how the grant of permission for the

development concerned would prejudice the outcome of the DPD process".

Supplementary Planning Documents

3.62 Barnsley Metropolitan Borough Council produced various Supplementary Planning

Documents to supplement the adopted Core Strategy and provide more information and

guidance for developers when submitting planning applications. The following SPD"s were

adopted in March 2012 and are relevant to this application.

3.63 Designing new housing development - This SPD supplements CSP 29 Design and sets

out the principles that will apply to the consideration of planning applications for new housing

developments.

This SPD on designing new housing development provides guidance on the follOWing:

• Relationship with existing dwellings and space between proposed dwellings

• External spacing standards

• Internal spacing standards

• Character

• Streets
• Design of residential parking and garages

• Front gardens

• Landscape design

• Walls and fences

• Existing trees and hedgerows and other features of ecological value

• Public rights of way

17
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• Drainage and flood risk

• Recycling/waste provision

• Obscure glazing

• Signage and street furniture

• Technical requirements

• Removal of permitted development rights

• Specific types of housing development

3.64 Parking. This SPD supplements CSP25 New Development and Sustainable Travel,

particularly the point "new development will be expected to provide at least the minimum

levels of parking for cycles, motorbikes, scooters, mopeds and disabled people, and should

not prOVide more than the maximum number of car parking spaces set out in a

Supplementary Planning Document". The gUidelines have been produced as "the restriction

and control of parking facilities within all new developments, especially in areas which are

readily accessible by other modes of transport, has an effect on the choices of transport

promoting more sustainable choices, and also potentially releases land for other uses. Cycle,

motor cycle and car parking, including parking for the disabled, must be considered from the

outset as part of a comprehensive strategy". The maximum number of spaces allowed for

residential uses is 1 space for dwellings with 1 or 2 bedrooms and 2 spaces for dwellings with

3 or more bedrooms. Developments will also be expected to meet the standards for parking

design set out in the South Yorkshire Residential Design Guide considering cycle, motorcycle

and car parking as an integral part of the design of residential development.

3.65 Open Space Provision on New Housing Developments - This SPD supplements CSP35

Green Space, in particular paragraph 9.248 which states that "We will expect new

development to prOVideand maintain appropriate green space". Open space is required on all

new housing developments of 20 or more dwellings. 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. Where

it is impossible to make such provision on land either within or immediately adjacent to the

site in a satisfactory and acceptable manner, or where the Council deem it appropriate,

suitable off-site open space facilities, remote from the development land, may be acceptable

either as new facilities or improvements to those existing. The SPD outlines different types of

new open space; equipped children's play areas, informal play space and informal

landscaped areas and formal recreation, which may be required as a result of new housing

development. The SPD includes design principles for open space which are in accordance

with the South Yorkshire Residential Design Guide 2011.
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4 Housing Land Supply

4.1 In a recent appeal decision (January 2012) it was concluded that a 5 year supply of

deliverable sites has not been demonstrated for Barnsley (Appendix 4). "I conclude that a 5

year supply of deliverable sites has not been demonstrated, and that paragraph 71 of PPS3

therefore applies - to the effect that the proposal should be considered favourably having

regard to the policies contained in the PPS including the considerations in paragraph 69" (IR

101). Therefore paragraph 49 of the NPPF applies; "Housing applications should be

considered in the context of the presumption in favour of sustainable development. Relevant

policies for the supply of housing should not be considered up-to-date if the local planning

authority cannot demonstrate a five-year supply of deliverable housing sites".

4.2 The Inspector's Report also recognised the underperformance by Barnsley Council, in terms

of completions, since the start of the plan period; "the under-performance (in terms of

completions) since the start of the plan period compared with the trajectory amounts to some

500 units" (IR 93).
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The Planning Case

This planning case report has been produced in support of a full planning application for 41

dwellings on land at Higham Lane, Dodworth. This proposal represents sustainable

development as demonstrated by Planning Advice Note 30 - Sustainable Location of Housing

Sites (July 2011) which includes the Housing Development Sustainability Checklist. This

forms part of this planning application and determines that the application site is in a

sustainable location within Urban Barnsley, as it scores well above the sustainability threshold

on all aspects of the checklist; key location and site requirements, land use and urban form,

and access to local services and public transport. The PAN 30 checklist can be found at

Appendix 3. The site has excellent public transport links and is within 800m of Dodworth

railway station and within 400m of a bus stop served by a number of regular bus services.

The site also has access to various services and facilities within 800m such as:

• Primary school

• Local convenience store

• Doctor's practice

• Public open space

• Shopping parade

• Public house

• Church

• Sports centre

• Post office

• Library

• Chemist

The provision of existing services and facilities mean that the need to travel is reduced as all

the essential services and facilities above can be accessed by walking and cycling. The

location of the site will provide opportunities to maximise travel by public transport to larger

employment and retail centres such as Barnsley, Meadowhall and Sheffield.

The delivery of this site would contribute to many of the strategic objectives of the Core

Strategy such as focusing development and growth on Urban Barnsley, reducing the reliance

on the private car, delivering a sufficient supply of housing, providing a range of housing types

and tenure to meet local need and widening housing choice to ensure all people are able to

live in good quality affordable housing appropriate to their individual circumstances.

The inclusion of the site in the draft allocations DPD indicates that the site is considered to be

suitable for housing. There are no inherent environmental constraints or major technical

constraints that make this site unsuitable for residential development and therefore it is

considered suitable, deliverable and achievable.
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5.5 Whilst this application may appear premature in terms of the stage of the allocations DPD,

Barnsley Council does not have a 5 year supply of housing land and therefore applications

should be considered favourably in line with the NPPF. This was also recognised in the

Mapplewell appeal (Appendix 2) where it is stated that a 5 year supply of deliverable sites has

not been demonstrated. Although this site has not been allocated for housing in the UDP, the

UDP was prepared on the basis of allocating sites up to 2001, and there is support in the

Core Strategy and national policy for identifying more housing sites to provide an adequate 5-

year supply. This proposal offers such an opportunity, and also includes the provision of

affordable housing in a sustainable location, as further explained above.

5.6 The Ministerial Statement of 23 March 2011 encourages the grant of planning permission

where plans are absent, and prematurity is not therefore a suitable basis for objection to an

otherwise suitable development. The proposal for 41 units is not large enough in scale to

prejudice the outcome of the plan as set out in 'The Planning System - General Principles'

and therefore should not be a reason for refusal.

5.7 Also as set out above, 8arnsley does not have a five year supply of housing land. The

adopted Core Strategy has set out an ambitious strategy for housing growth, with housing

figures that are above those set in the RSS.

5.8 Current government policy is highly supportive of new housing development and aims to 'get

Britain building'. One of the main aims of the NPPF is to increase the housing supply and this

is further strengthened in other government documents and statements such as 'Planning for

Growth' and 'Laying the foundations a housing strategy for England'.

5.9 This site would contribute to Barnsley's housing figures, provide much needed affordable

housing and open space. The economic benefits of this proposal are also significant. Housing

development in itself is a contributor to economic growth and jobs, as well as the economic

benefits to local businesses from increased custom. There are local employment

opportunities available in Dodworth and it is important to match housing provision with

employment opportunities.

5.10 We conclude that planning permission should be granted at the earliest opportunity.
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Mrs Janet Hodson
JVH Town Planning Consultants
Houndhill Courtyard
Hound Hill
Marchington
UTTOXETER, Staffs
ST148LN

Our Ref:APP/R4408/A/1 0/2138041
Your Ref: JVH/UKl177

18 January 2012

Dear Madam,

TOWN AND COUNTRY PLANNING ACT 1990 (SECTION 78)
APPEAL BY UK COAL PLC
APPLICATION REF: 2009/1277
FORMER NORTH GAWBER COLLIERY AND COSWO SPORTS PITCH, CARR
GREEN LANE AND SPARK LANE, MAPPLEWELL, BARNS LEY

1. I am directed by the Secretary of State to say that consideration has been given to
the report of the Inspector, Andrew Pykell BSc(Hons) PhD MRTPI, who held a
public local inquiry on 4 May and between 11-13 October 2011 into your client's
appeal under Section 78 of the Town and Country Planning Act 1990 against the
refusal of Barnsley Metropolitan Borough Council (the Council) to grant planning
permission for residential development to include means of access, re-grading of
the site, retirement homes, public open space and the relocation of the existing
sports pitch, in accordance with planning application ref: 2009/1277, dated 30
September 2009.

2. The appeal was recovered for the Secretary of State's determination in November
2010, in pursuance of section 79 of, and paragraph 3 of Schedule 6 to, the Town
and Country Planning Act 1990.

Inspector's recommendation and summary of the decision
3. The Inspector, whose report is enclosed with this leller, recommended that the

appeal be allowed and outline planning permission be granted. For the reasons
given in this leller, the Secretary of State agrees with the Inspector's
recommendation. All paragraph numbers, unless otherwise stated, refer to the
Inspector's report (IR).

Procedural matters

4. An application was made by your client for a partial award of costs against the
Council. The Secretary of State's decision on this application is the subject of a
separate lelter.

Policy Considerations

5. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
proposals be determined in accordance with the development plan unless material

Jean Nowak, Decision Officer
Department for Communities and local Government
Zone lIH1, Eland House
Bressenden Place, london SW1 E SDU

Tel 0303 444 1626
Email: PCC@communities.gov.uk

http://www.communities.gov.uk
mailto:PCC@communities.gov.uk


• considerations indicate otherwise. In this case, the development plan comprises
The Yorkshire and Humber Plan (RS) (2008); the Bamsley Core Strategy (CS)
(2011); and saved policies of the Bams/ey Unitary Development Plan (UDP)(2000).

6. Other material considerations which the Secretary of State has taken into account
include those documents referred to at IR3(a), (b) and (c) and IR14. Those
documents referred to which are in draft form are afforded limited weight as they
may be subject to change. Circular 11/95: Use of Conditions in Planning
Permission; Circular 05/2005: Planning Obligations; and the Community
Infrastructure levy (Cll) Regulations (2010 and 2011), are also material
considerations.

Main Issues

•

7. The Secretary of State agrees that the main considerations are as set out by the
Inspector at IR73.

• Location

8. For the reasons given at IR74-83, the Secretary of State agrees with the Inspector's
conclusion at IR83 that the appeal site would be a suitable location for housing
development. In coming to that conclusion, the Secretary of State has had particular
regard to the Inspector's conclusions in respect of accessibility (IR74); impact on the
local highway network (IR80); the fact that it would be unrealistic to consider the
reclamation of the whole site as greenspace as being a viable possibility (IR76); the
opportunity to provide affordable housing and make use of previously developed
land in a sustainable location (IR78-79); and the fact that both surface water and
foul water drainage from the site can be adequately accommodated (IR81-82).

Policv

9. For the reasons given at IR84-88, the Secretary of State agrees with the Inspector's
conclusion at IR89 that, in assessing the suitability of the appeal site in policy terms,
a balance needs to be struck between site-specific UDP policies on the one hand
and the regional and strategic approaches of the RS and CS on the other. He
agrees (IR88) that the RS and the CS are relatively recent component parts of the
development plan, while attributing limited weight to the proposed revocation of the
RS. Against that, the Secretary of State, like the Inspector, recognises that the plan
period for the UDP was from 1986 to 2001 (IR86) and the site-specific UDP policy
which excluded the site from development during that plan period reflected different
circumstances (IR84-86). The Secretary of State also agrees with the Inspector
(IR84) that the UDP acknowledged that the appeal site is well related to the
settlement, with good accessibility, with some potential for development in the
longer term.

•

Housinq requirement

10.For the reasons given at IR90-94, the Secretary of State agrees with the Inspector's
conclusion at IR94 that the Appellant's methodology for calculating the 5 year
period is to be preferred over that advocated by the Council and, in particular, given
the ambitious overall target included in the CS, that there is little benefit to be
gained from adopting a methodology which effectively constrains the 5 year
requirement.
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Housing land supply

11.For the reasons given at IR95-100, the Secretary of State also agrees with the
Inspector's concems about the potential shortcomings of the Council's formulaic
approach to deriving available land supply. In particular, he agrees with the
Inspector's conclusion at IR98 that arbitrary discounting of small sites would be
inappropriate. He also agrees (IR99) that there is some justification for discounting
those undeveloped sites which have been available at least since they were
allocated in the UDP in 2000 (IR99); and that some discounting of the Council's
supply side assessment of the amount of housing likely to be provided on the 3
school sites referred to atlR1 00 is also justified. Overall, therefore, the Secretary of
State agrees with the Inspector (IR101) that a 5 year supply of deliverable sites has
not been demonstrated and that therefore paragraph 71 of PPS3 applies so that the
proposal should be considered favourably having regard to the policies contained in
the PPS.

Prematurity

12.The Secretary of State agrees with the Inspector that, for the reasons given at
IR102, allowing this appeal would be contrary to the development plan in relation to
its UDP designation as only being suitable and appropriate for development "in due
course". However, he also agrees with the Inspector's conclusion at IR103that, with
the exception of the sports pitch, the appeal site has been effectively unused or
under-used for a long time and that progress with firm proposals through the formal
development plan mechanism has been slow - with the Development Sites and
Places DPD not due to be adopted until the end of 2014. He also agrees with the
Inspector that, for the reasons given at IR104, it seems unlikely that any potential
redevelopment of the land would not include a substantial proportion of new
housing.

13.Thus, while noting the Council's argument (IR105) that dismissal of this appeal
would be justified because, amongst other matters, the UDP effectively requires that
the future of the land should be determined only, or principally, through the
development plan mechanism, the Secretary of State agrees with the Inspector's
conclusions that, for the reasons given at IR106, the proposal would not conflict with
the development plan taken as a whole and the Council has failed to demonstrate
clearly how allowing this appeal would prejudice the outcome of the DPD process.

Conditions and obligations

14.The Secretary of State agrees with the Inspector's reasoning and conclusions on
conditions and obligations as set out at IR57-72. The Secretary of State is satisfied
that the proposed conditions are reasonable and necessary and comply with
Circular 11/95. He also agrees with the Inspector (IR72) that the s106 agreement
accords with Circular OS/2005 and the Cil Regulations.

Overall conclusions

15.The Secretary of State agrees with the Inspector that, although the appeal scheme
would be contrary to the development plan in terms of the site not being allocated
for housing development in the UDP, the UDP was prepared on the basis of
allocating sites up to 2001, while there is support in the CS and national policy for

• identifying more housing sites in the Council's area to provide an adequate 5-year
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supply. The appeal scheme offers such an opportunity, including the provision of
affordable housing, and would also make use of previously developed land in a
sustainable location.

Formal Decision

16.Accordingly, for the reasons given above, the Secretary of State agrees with the
Inspector's recommendation. He hereby allows your client's appeal and grants
planning permission for residential development to include means of access, re-
grading of the site, retirement homes, public open space and the relocation of the
existing sports pitch, in accordance with planning application ref: 2009/1277, dated
30 September 2009, subject to the conditions listed at Annex A of this letter.

17.An applicant for any consent, agreement or approval required by a condition of this
permission for agreement of reserved matters has a statutory right of appeal to the
Secretary of State if consent, agreement or approval is refused or granted
conditionally or if the Local Planning Authority fail to give notice of their decision
within the prescribed period.

18.This letter does not convey any approval or consent which may be required under
any enactment, bye-law, order or regulation other than section 57 of the Town and
Country Planning Act 1990.

Right to challenge the decision

19.A separate note is attached setting out the circumstances in which the validity of the
Secretary of State's decision may be challenged by making an application to the
High Court within six weeks from the date of this letter.

20. A copy of this letter has been sent to the Council. A notification letter has been sent
to all other parties who asked to be informed of the decision.

Yours faithfully

Jean Nowak
Authorised by the Secretary of State to sign in that behalf
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Conditions
Annex A

1. The development hereby permitted shall not be commenced unless and until
approval of the following reserved matters has been obtained in writing from the Local
Planning Authority:-

(a) the layout of the proposed development.
(b) scale of building(s)
(c) the design and external appearance of the proposed development.
(d) landscaping

2. Application for approval of the matters reserved in Condition 1 above shall be made
to the Local Planning Authority before the expiration of three years from the date of this
permission, and the development, hereby permitted, shall be begun before the
expiration of two years from the date of approval of the last of the reserved matters to
be approved.

3. Development shall not commence until details of the phasing of the development has
been submitted to and approved in writing by the Local Planning Authority. Thereafter
the development shall be carried out in accordance with the approved details.

4. Detailed plans shall accompany the reserved matters submission indicating existing
ground levels and any proposed alterations to ground levels, the proposed finished
floor levels of all dwellings, associated structures and road levels. Thereafter the
development shall proceed in accordance with the approved details.

5. No development shall take place, including any re-grading and reclamation
engineering operations, until a Method Statement has been submitted to and approved
in writing by the Local Planning Authority. The approved Method Statement shall be
adhered to throughout the re-grading/reclamation and construction periods. The
Statement shall provide for:

• The parking of vehicles of site operatives and visitors
• Means of access for construction traffic
• Loading and unloading of plant and materials
• Storage of plant and materials used in constructing the development
• The erection and maintenance of security hoarding including decorative displays

and facilities for public viewing, where appropriate
• Wheel washing facilities
• Measures to control the emission of dust and dirt
• Measures to control noise levels during construction
• A scheme for recycling/disposing of waste

6. Sightlines, having the dimensions 204m x 90m, shall be safeguarded at the junctions
with Carr Green Lane and Spark Lane, approved as the primary means of access to
the development shown on the 'Masterplan', MPJ Design drawing no 09/032-01, such
that there is no obstruction to visibility at a height exceeding 1.05m above the nearside
channel level of the adjacent highway .
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7. Development shall not commence until arrangements have been entered into to
secure works to mitigate the effect of the development on highway safety. Such work
shall be completed prior to the development being brought into use and comprise:

(a) provision of right turn lane on Spark Lane;
(b) provision of signal controlled junction at Blacker Road/Greenside/Spark
Lane;
(c) provision of controlled pedestrian crossing facility at Blacker Road;
(d) any necessary signing/lining;
(e) any necessary alterations to street lighting;
(f) any necessary alterations to drainage;
(g) any necessary resurfacing/reconstruction.

8. Prior to the commencement of the development a survey methodology shall be
submitted to the local planning authority to assess the existing condition of the
highways to be used for construction traffic. The scheme shall indicate the extent of
the highway to be surveyed. Within 28 days of the completion of the construction
phase of the development a second survey shall be submitted to identify any highway
defects directly attributable to the construction traffic, a remediation strategy and an
agreed timetable for the works. Any remediation of the highway that is necessary shall
be carried out by the developer unless agreed otherwise by the local planning authority.

9. No development shall take place until works have been carried out to provide
adequate facilities for the disposal and treatment of foul water, in accordance with
details to be submitted to and approved in writing by the local planning authority.

10. No re-grading of the site shall commence until details of the mechanism by which
the existing public sewers crossing the site will be protected during any construction
work have been submitted to and approved in writing by the local planning authority.

11. Unless otherwise agreed in writing by the local planning authority, no building or
other obstruction shall be located over or within 6.0 (six) metres either side of the
centre line of each of the 825mm, 750mm, 675mm and 525mm sewers i.e. protected
strip widths of 12 metres per sewer, which cross the site.

12. Unless otherwise agreed in writing by the local planning authority, no building or
other obstruction shall be located over or within 3.0 (three) metres either side of the
centre line of each of the 450mm, 375mm and 225mm sewers i.e. protected strip
widths of 6 metres per sewer, which cross the site.

13. Surface water from vehicle parking and hardstanding areas shall be passed
through an interceptor of adequate capacity prior to discharge. Roof drainage shall not
be passed through any interceptor.

14. No development shall take place until:

(a) Surface water drainage details, including a scheme for surface water run-
off limitation and a programme of works for implementation using sustainable
drainage principles as set out in the approved Flood Risk Assessment, have
been submitted to and approved in writing by the Local Planning Authority;
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(b) Porosity tests shall be carried out in accordance with BRE 365, to
demonstrate that the subsoil is suitable for soakaways;

(c) Calculations based on the results of these porosity tests shall prove that
adequate land area is available for the construction of the soakaways.

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.

15. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order
with or without modification), no building or structure shall be placed or erected within 6
metres of the watercourse shown on the approved plan.

16. The approved remediation scheme must be carried out in accordance with its terms
prior to the commencement of development. The Local Planning Authority shall be
given two weeks written notification of commencement of the remediation scheme
works. Prior to occupation of the dwellings/commencement of the use, a validation
report that demonstrates the effectiveness of the remediation carried out must be
submitted to and approved in writing of the Local Planning Authority.

17. Prior to the commencement of development approved by this permission (or such
other date or stage in development as may be agreed in writing with the Local Planning
Authority), a remediation method statement and verification procedures for the part of
the site shown as area 5 in the Geo Environmental Assessment April 2005, Football
Pitch Ground Investigation Report and Revised Remedial Method Statement, shall be
submitted to and approved in writing by the local planning authority.

18. Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the Local Planning Authority.

19. No infiltration of surface water drainage into the ground is permitted other than with
the express written consent of the Local Planning Authority, which may be given for
those parts of the site where it has been demonstrated that there is no resultant
unacceptable risk to controlled waters.

20. Construction or remediation work compnslng the use of plant, machinery or
equipment, or deliveries of materials shall only take place between the hours of 08:00
to 19:00 (Mondays to Fridays), and 08:00 to 13:00 (Saturdays), and at no time on
Sundays or Bank Holidays.

21. Prior to the commencement of re-grading and reclamation engineering operations
on the site, a minimum 3 metre high bund shall be constructed in the location of the site
shown in the Kirkby Charles Associates Draft Noise Assessment dated January 2011,
in accordance with detailed plans to be submitted to and approved in writing by the
Local Planning Authority. The approved bunding shall be retained throughout the re-
grading and reclamation engineering operations phase.

22. Plans accompanying the application for the approval of reserved matters shall
include public open space provision proposals designed in substantial accordance with
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the 'Masterplan', MPJ Design drawing no 09/032-01 with regards to the overall and
individual area dimensions, proposed locations and the type of the areas shown. The
provision of the open space shall be provided prior to completion of the development in
accordance with the approved scheme.

23. At the same time as application/s is/are made for the approval of reserved matters,
a scheme for the provision and layout of the new playing field in the location shown on
the Masterplan (MPJ Design Drawing No: 09/032-01) shall be submitted to and
approved in writing by the local planning authority. The scheme shall include the
following:

• The construction details and surface finishes of the playing pitch, the
changing facilities, car park and means of access;

• An assessment of the ground conditions of the land proposed for the new
playing field, including existing and proposed levels and surface water
drainage arrangements;

• A management plan for the playing pitch including the use of the facility by
organisations and the local community;

• A timetable, citing both the phasing referred to in condition 3 above and the
annual playing season, for the construction and first use of the playing pitch,
the changing facilities, car park and means of access.

The scheme shall be implemented in accordance with the details and the timetable as
approved.

24. No dwellings shall be occupied until a landscape management plan, including long-
term design objectives, management responsibilities and maintenance schedules for all
landscaped areas (except privately owned domestic gardens), has been submitted to
and approved in writing by the local planning authority. The landscape management
plan shall be carried out as approved and any subsequent variations shall be agreed in
writing by the local planning authority. The scheme shall include the following
elements:

• detail extent and type of new planting (NB planting to be of native species)
• details of maintenance regimes
• details of any new habitat created on site
• details of treatment of site boundaries and/or buffers around water bodies

25. At least 10% of the energy supply of the development shall be secured from
decentralised and renewable or low-carbon energy sources (as described in the
glossary of Planning Policy Statement: Planning and Climate Change (December
2007». Details and a timetable of how this is to be achieved, including details of
physical works on site, shall be submitted to and approved in writing by the Local
Planning Authority as a part of the reserved matters submissions required by condition
1. The approved details shall be implemented in accordance with the approved
timetable and retained as operational thereafter.

26. Prior to the commencement of the development a scheme showing how the route of
the footpath No 22 will be safeguarded during construction shall be submitted and
approved in writing by the local planning authority. The scheme shall be implemented
for the relevant period.
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File Ref: APP/R4408/A/l0/2138041
Former North Gawber Colliery and CISWO Sports Pitch, Carr Green Lane and
Spark Lane, Mapplewell, Barnsley, South Yorkshire
• The appeal Is made under section 78 of the Town and Country Planning Act 1990 against

a refusal to grant outline planning permission.
• The appeal Is made by UK Coal pic against the decision of Barnsley Metropolitan Borough

Council.
• The application Ref: 2009/1277, dated 30 September 2009, was refused by notice dated 7

April 2010.
• The development proposed Is residential development to Include means of access, re-

grading of the site, retirement homes, public open space and the relocation of the existing
sports pitch - resubmlssion of application 2008/1955 (outline) (Amended Scheme).

• The Inquiry sat for 4 days on 4 May and 11-13 October 201l.
Summary of Recommendation: That the appeal be allowed and outline
planning permission granted.

Procedural Matters

1. At the inquiry an application' was made by UK Coal pic for a partial award of
costs against Barnsley Metropolitan Council. This application is the subject of a
separate Report.

2. A Unilateral Undertaking dated 11 October 2011 has been executed under section
106 of the above Act2• Amongst other matters, it includes contributions towards:
the upgrading of local bus services; the relocation of a football pitch and the
construction of changing rooms; the enlargement of Mapplewell Primary School;
and the provision of both CISWO (Coal Industry Social Welfare Organisation)
almshouses and affordable houses. The obligation is the subject of further
consideration later in this Report. The inquiry was closed in writing on 26
October 2011 after receipt of the completed Undertaking.

3. The appeal was recovered by the Secretary of State for his own consideration
and determination in November 2010. The particular matters about which the
Secretary of State wishes to be informed are as follows:

(a) the extent to which the proposed development would be in accordance with
the development plan for the area;

(b) the extent to which the proposed development would be consistent with
Government policies in Planning Policy Statement (PPS) 1: Delivering
Sustainable Development, and accompanying guidance The Planning System:
General Principles with particular regard to whether the design principles
adopted in relation to the site and its wider context, including the layout,
scale, open space, visual appearance and landscaping, will preserve or
enhance the character or appearance of the area, haVing regard to advice in
paragraphs 33 to 39 of PPS1;

(c) the extent to which the proposed development is consistent with
Government planning for housing policy objectives in PPS3: Housing with
particular regard towards delivering:

1 Document 38
2 Document 39
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(i) high quality housing that is well-designed and built to a high
standard;

(Ii) a mix of housing, both market and affordable, particularly in terms
of tenure and price, to support a wide variety of households in all areas,
both urban and rural;

(iii) a sufficient quantity of housing taking account of need and demand
and seeking to improve choice;

(iv) housing developments In suitable locations, which offer a good
range of community facilities and with good access to jobs, key services
and infrastructure;

(v) a flexible, responsive supply of land - managed in a way which
makes efficient use of land, including the re-use of previously developed
land, where appropriate;

(d) the extent to which the proposed development is consistent with the advice
in PPG13:Transport, in particular the need to locate development in a way
which helps to promote more sustainable transport choices; promote
accessibility to jobs, shopping, leisure facilities and services by public
transport, walking and cycling; reduce the need to travel, especially by car and
whether the proposal complies with local car parking standards and the advice
in paragraphs 52 to 56 of PPG13;

(e) the matters set of in the council's Refusal of Planning Permission dated 7
April 2010;

(f) whether any planning permission granted should be accompanied by any
planning obligations under section 106 of the 1990 Act and, if so, the form
these should take; and

(h) any other matters that the Inspector considers relevant.

4. A Statement of Common Ground3 was completed during the adjournment. It
includes a description of the site and of the proposed development. The planning
history of the land is recorded together with the relevant contents of the
development plan. There is an abbreviated form of the draft conditions, together
with matters to be included in the section 106 obligation. The principal matters
which are agreed and not agreed between the parties are identified. The Refusal
of Planning Permission cited above includes 5 refusal reasons. On the basis of
the agreed matters the statement indicates that the Council will not defend
reasons for refusal 3, 4 and 5. The inquiry proceeded accordingly.

The Site and Surroundings

5. The appeal site comprises land formerly used as the North Gawber Colliery. It
extends to some 17.5ha and lies immediately to the south of the centre of
Mapplewell, some 5.8kms to the north-west of the centre of Barnsley. It is a
largely open area of colliery spoils, demolition rubble, derelict areas and some
tree growth. The area slopes down from north to south in a series of irregular
terraces from about 96m AOD to 67.5m AOD.

3 Document3
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8. The development plan comprises: The Yorkshire and Humber Plan (RS)(2008);
the Barnsley Core Strategy (CS)(2011); and saved policies of the Barnsley
Unitary Development Plan (UDP)(2000).

9. Paragraph E 1 of Policy SYl of the RSseeks to focus most development on
Sheffield and the 3 sub regional towns, including Barnsley. Policy H1 provides for
an increase in the region's housing stock. In Barnsley, the planned annual
average net increase in the number of dwellings between 2008 and 2026 is 1,015
units. The total net increase would therefore be 18,270. Policy H2 seeks to
establish a mechanism to manage and secure the increase in the supply of new
housing. Amongst other matters, it prioritises housing development on
brownfield land; it seeks to co-ordinate the release of housing land with
improvements to the green, social and physical infrastructure; it adopts a flexible
approach to delivery by not treating housing figures as ceilings; and, by
maintaining housing land trajectories, managing the delivery of land where actual
performance is outside acceptable ranges.

10. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
the determination of a planning application must be made in accordance with the
development plan. As it is the Government's intention to revoke the RSs, and
the provisions of the Localism Act reflect this objective, limited weight can be
given to the intended revocation.

11. The CS, adopted in September 2011, is the most recent component of the
development plan. Policy CSP8 records that priority will be given to
development in Urban Barnsley (in which the appeal site is located) and the other
6 principal towns in the plan area. In view of its place in the settlement
hierarchy, Urban Barnsley will be expected to accommodate significantly more
growth than any of the individual principal towns. Policy CSP9 seeks to achieve
the completion of 21,500 net additional homes during the period 2008 to 2026.
It also records that a minimum 5 year supply of deliverable sites will be
maintained. Of this total, Policy CSP10 provides that 9,800 will be in Urban
Barnsley (46%). Similarly, PoliciesCSP11 and CSP12 prOVidefor the allocation
of 350ha of employment land to meet the development needs of existing and

http://www .pianning-inspectorate .gov. uk Page 3

6. The site is largely disused since mining activities ceased in 1988 with the closure
of the colliery. There are known to be 5 mine shafts and 3 adits within the site.
FolloWingthe closure of the colliery a playing pitch was installed in the north-
west corner of the land.

7. The site is bounded to the north by the Mapplewell Business Park and by retail
development off Mapplewell Drive. There are 2 care homes to the north-west of
the site, with residential development fronting onto Spark Lane to the west and
south-west. There is an extensive area of residential development on the
opposite side of Spark Lane. There are small industrial units and more
residential development to the south-east of the land, with an extensive area of
relatively recent residential development on the opposite side of Carr Green
Lane. To the south the land adjoins open land formed from another area of
colliery spoil which lies in the Green Belt. The centre of Mapplewell - defined by
the meeting of Spark Lane, Blacker Road, Greenside, and Towngate - lies close
to the north. It includes shops and services, bus stops, a health centre and a
library. Mapplewell Primary School lies to the north of Blacker Road.e Planning Policy
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future industry and business, with 130-155ha in Urban Barnsley. Policy CSP13
records that the phased release of allocated housing sites will be set out in the
Development Sites and PlacesDPD. The release of sites will deliver the spatial
strategy of the plan by giving priority to sustainably located sites within Urban
Barnsley and the principal towns. Policies CSP14 and CSP15 respectively seek
to secure the priority use of previously developed land, a broad mix of house
types, and the provision of 25% affordable housing.

12. The plan period for the UDPcovered the years 1986 to 2001, but much of its
relevant content was saved in a Direction made in September 2007. The saved
policies include those which are most specific to the appeal site. The Proposals
Map indicates that the bulk of the appeal site falls within the terms of Policy DT7.
It records that, in accordance with Policy GS11, the existing uses on the land will
normally remain during the plan period and development will be restricted to that
necessary for the operation of these uses. The land identified is defined as urban
land to remain undeveloped (UlTRU). Policy GS11 includes the same provisions,
but it adds that planning permission for the permanent development of such land
will only be granted following a review of the UDPwhich proposes that specific
development on the land in question.

13. The playing field referred to in paragraph 6 above is identified on the Proposals
Map as urban greenspace. Policy DT10 records that such areas will normally
remain open and undeveloped. Between the playing field and Spark lane, the
Proposals Map shows part of the appeal site is designated as a housing policy
area under Policy DT2. There is a similar area within the appeal site fronting
onto Carr Green lane. The policy records that the areas will remain
predominantly in residential use. However, both the identified areas are
currently unused, and they were eVidently previously part of the colliery. The
parties agreed at the inquiry that the identification of the land on the Proposals
Map appears to be erroneous, but it was further considered this has no effect on
the parties' cases.

14. Relevant national policy is cited in the Secretary of State's statement of matters
letter referred to in paragraph 3 above. This principally includes PPS3together
with the Practice Guidance on Strategic Housing land Availability Assessments
(SHlAA). It was agreed by the parties at the inquiry that the written Ministerial
Statement of 23 March 2011 (Planning for Growth) should be regarded as a
material planning consideration in the determination of the appeal. The draft
National Planning Policy Framework (NPPF)of July 2011 is also a material
consideration, but as a consultation document it is subject to potential
amendment and this limits the weight it can attract.

The Proposals

15. The application which has given rise to the appeal was made in outline, but it
includes details of the proposed means of access to the site. The scheme also
involves the substantial re-grading of the site. At the beginning of the inquiry I
therefore clarified the plans which constitute the basis of the application. These
are:

• Drawing No: 09/032-02

1:2500 scale location Plan with site edged red
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Report APP/R4408/A/l0/2138041• • Drawing No: 54633-P5 - Sheet 2 (in Appendix B of the Transport
Assessment, by Faber Maunsell AECOM)

Carr Green lane site access

• Drawing No: 54633/P/3

Spark lane access

• Drawing No: SDA/09022/21 (cited in the Remedial Earthworks
Operations: Summary of Proposals, by Scott Doherty Associates)

Existing Topography

• Drawing No: SDA/09002/22

Proposed Post-earthworks Ground Profile

• Drawing No: SDA/09022/23

Cross sections showing cut and fill

Drawing No: SDA/090022/24

Cut and fill areas
• •

16. With the exception of the means of access, the reserved matters - layout, scale,
appearance, and landscaping - are left for subsequent approval. A masterplan
has been prepared (DraWing No: 09/032-01) showing how a scheme might be
laid out, including the relocation of the football pitch to the south-east corner of
the site. I understand the plan was prepared for illustrative purposes.
Nevertheless, the application was accompanied by a Design and Access
Statement which I have taken into account in the preparation of this Report. The
status of the masterplan is also enhanced by its inclusion and citation in the
submitted obligation.

17. The masterplan refers to the provision of a new playing pitch in the southern part
of the site, together with a separate access, car parking and changing facility, as
well as areas of open space with additional landscaping. The principal landscaped
area would extend across the centre of the site on an east/west axis with an
enlarged central section. The southern part of the site is also proposed to
become a dedicated amenity area designed to enhance and support its ecological
value. Notwithstanding the reservation of the layout and landscaping of the site
for future approval, I have therefore taken account of the masterplan in the
drafting of conditions and the consideration of the obligation.

The Case for the Appellant

I have reported the case on the basis of the advocate's closing submissions with
additional references to the evidence submitted before and during the inquiry as
necessary. The material points are:

18. The appeal site is a suitable and sustainable location for the development of
housing, and the redevelopment of the land also brings considerable planning
benefits. Along with the remediation and regeneration of previously developed
land, it will deliver affordable housing, public open space, and a qualitative
improvement to the playing pitch provision. The Council considers the site
should be the subject of another round of forward planning, but the proposal

•
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complies with the definition of sustainable development in the Core Strategy and
to allow the appeal would comply with the Ministerial Statement of 23 March
2011.

Development plan

19. The Regional Strategy (RS) and the Core Strategy (CS) are both elements of the
development plan. They are up to date and carry full weight. In contrast, the
Council relies on PoliciesGSll and DD of the UDP. However, this does not
preclude the beneficial use of the land, and the use of the word 'normally' in each
policy indicates flexibility. The weight of the UDPis diminished both by its age,
together with the purposes and context in which the policies were devised. The
contemporary concerns about viability and educational infrastructure have been
resolved, and the text of the policy indicates that a review would occur by 2001.
The current position is that the Policy GSll would be reviewed by the end of
2014. The cited policies therefore no longer provide a sensible framework for
decision-making, and very little weight should be ascribed to them. Although the
policies were saved in 2007, the then Secretary of State indicated that they
should nevertheless be promptly reviewed. They are in any event outweighed by
more recent policy.

Housing land requirement

20. Securing an adequate and available supply of housing land against the 5 year
requirement is a key element of national policy (PPS3). The absence of a supply
should weigh heavily in favour of the scheme. Extensive concerns that a supply
was unavailable were raised in an appeal decision in March 2010 and in
subsequent representations at the Core Strategy examination.

21. The parties agree that the relevant period is December 2010 to December 2015,
but while the Appellant argues the quantity should be calculated by the residual
method, the Council favours a requirement derived from the housing trajectory.
The Appellant's case is supported by a number of appeal decisions, but the
Council has identified no support to justify its approach. The Council's use of the
trajectory to derive a 5 year supply figure is supported by neither CS Policy CSP
9, nor by any of the explanatory text. The Council's method does not account for
any shortfalls (or surplus) which may have occurred, but the greater the shortfall
(or surplus) the more inaccurate the trajectory becomes. The method cannot
provide for a rational examination of satisfactory progress towards the
accomplishment of the overall requirement. The suggestion that the trajectory
can be altered from time to time as housing monitoring reports are prepared
renders the method outside the provisions of the CS. Such a practice would be
incapable of scrutiny or independent examination.

22. Basedon the residual method the requirement is for at least 6,688 dwellings
(gross). That figure would be higher if it was considered all the shortfall should
be made up within 5 years, or if the additional 20% suggested in the NPPFis
added.

Housing land supply

23. The calculation of the supply of housing land should be based on the advice
included in paragraph 54 of PPS3and the DCLG'sPractice Guidance for the
preparation of SHLAAs. Amongst other matters, the Practice Guidance records
the need for authorities to contact land owners and developers in relation to the
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• sites they are promoting in plans. However, the SHLAAhas not been prepared in
accordance with this advice, and it is therefore a seriously flawed document. The
Council has therefore been unable to convincingly demonstrate that a 5 year
supply of housing land is available.

24. The Council's SHLAAassessment includes the UDPallocations, but although many
sites have been designated for many years, they have been neither brought
forward for development nor the subject of approaches to land owners. The
failure to observe the relevant gUidance has led to the inability of the Council to
provide any explanation as to why sites which have not come forward for 10-15
years might be developed in the next 5. Indeed, although the greater likelihood
of sites being developed is recognised in the latest SHLAAUpdate, the re-
designation of sites was the result of a simple re-categorisation of constraints.
The originally identified constraints had neither been removed nor ameliorated.
In essence, the availability and achievability of the planned housing sites has not
been considered. It is on this basis that the Appellant has concluded the
identified sites should be removed from the supply figures.

25. The SHLAAPractice Guidance suggests that the deliverability of sites with
planning permission should be assessed following contact with land owners and
developers. But the Council has no information from developers, and it has
applied a formula to predict the scale of development based on the size of the
site and its stage in the planning process. The formula is not derived from any
guidance, nor is it borne out by the direct contacts with developers made by the
Appellant. For example, although many of the UDPallocations have remained
undeveloped for over 10 years, the formula assumes that all such sites will result
in a proportion of the theoretical maximum number of dwellings. There is no
evidence to suggest the formula indicates how housing land is delivered in
reality.

26. In the Appellant's view small sites are an unreliable source of supply. There is no
empirical basis for the inclusion of all the small sites, or they should at least be
the subject of significant discounting. The Practice Guidance records that the
existence of planning permission is not a guarantee of availability.

27. In its calculations of housing supply the Council also relies on the redevelopment
of redundant school sites. Although the Council had previously not included land
derived from this source, they were subsequently included on the grounds that
they were 'equivalent' to allocated sites. There is no development programme
which the Council is able to cite which illustrates when the delivery of houses on
these sites might be expected. Although the site at Royston has been brought to
the market, it has not been sold, and, on the latest information, the potential for
housing is less than contemplated in the previous 5 year supply figures'. The
Council suggests the school sites could deliver 533 dwellings, but this is
inconceivable taking account of the need for consultation, the preparation of
design and infrastructure requirements, the marketing of the sites and obtaining
planning permission.

•

•

•
• The 2009SHLAA Updaterecordsthe site couldyield 237 dwellings(at 35 dph), but the
actual bid (seeDocument24) schemecomprises156dwellings. Onthe basisof the Council's
formula, the site wouldgenerate78 dwellingsin 5 years.
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• 28. The Council cannot rely on the CS Inspector's conclusions to support its case. He
was proceeding on data which has shown to be flawed and inaccurate -
especially in relation to the number of dwellings delivered from sites with the
benefit of planning permission. Nor did he have the time to investigate sites and
the SHlAA. The information with which he was supplied was defective. In any
event, he was taking a broad overview of the soundness of the CS over the whole
plan period and not undertaking a detailed examination of housing land supply
evidence in a development control context. On the basis of the council's own
methodology, there is only a narrow margin between reqUirement and supply.
The Council's case would have to prevail of each of the points at issue for the 5
year supply to be considered adequate. In addition, and in the unlikely event of
it being concluded that a 5 year supply exists, both the RSand the CS make it
clear that the housing land reqUirements are not ceilings. No harm would be
caused by the delivery of additional land.

Prematurity and alternative uses

29. Paragraph 72 of PPS3records that housing proposals should not be refused solely
on prematurity grounds. Paragraph 17 of The Planning System: General
Principles raises the possibility of refusal on prematurity grounds, but in this case
there is no phasing policy. The policies of the UDP refer to the review of the
plan, while CS Policy CSP13 merely empowers the Council to adopt a phasing
policy. As far as emerging policy is concerned, the proposed Development Sites
and PlacesDPDis not yet a consultation draft. The Ministerial Statement of 23
March 2011 encourages the grant of planning permission where plans are absent,
and prematurity is not therefore a suitable basis for objection to an otherwise
suitable development.

•

•

•

30. It is likely, in any event, that the Development Sites and Places DPDwill have to
be secured from ULTRUsites. The appeal site is in the most appropriate spatial
location - Urban Barnsley - and it is also preViously developed land. Indeed, it is
the only preViously developed land currently comprising ULTRUand other
safeguarded sites.

31. The Council has also raised the possibility that the site could have alternative
uses. In the light of its remediation costs, its use as open space would not be
viable. In the Council's own estimation its possible use as employment land is
also considered to be unviable, and it cannot be sensible to postpone a decision
to consider whether such a use might be appropriate.

The Case for the Local Planning Authority

I have reported the case on the basis of the advocate's closing submissions with
additional references to the evidence submitted before and during the inquiry as
necessary. The material points are:

32. Many of the issues raised in the Secretary of State's letter are not in dispute.
The Council's case is therefore founded on three main considerations: compliance
with the development plan, especially UDPPolicies GSll and DT7; prematurity;
and the adequacy of housing land supply in Barnsley.

Development plan

33. The RSsets out the strategic patterns of development and the regional housing
requirement, whilst the CS records the local housing reqUirement and its
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distribution. Most development is to take place in Urban Barnsley - including
Darton. But the only site specific policies are those included in the UDP.

34. The bulk of the site is identified as ULTRUand Policy GSll provides that: existing
uses will normally remain during the plan period; development will be restricted
to that necessary for the operation of the existing uses; and, planning permission
for the permanent development of the land will only be granted following a
review of the UDPwhich proposes that development on the land in question.
Policy DT7 includes similar provisions.

35. The Appellant refers to the use of the word 'normally' in the first part of Policy
GSll, but it does not apply to the second part. The proposed development is not
necessary for the operation of the existing uses, and there has been no review of
the UDPor LDFpolicy which proposes development of the land in question. The
appeal proposal conflicts with Policies GS11 and DT7. The purpose of Policy
GSll is to protect the land as a resource for future use. It is to be retained for
the future and only allocated following technical assessment, consultation and
review in the plan making process.

36. The Appellant seeks to overcome the conflict with policy by reference to UDP
paragraph DT7/2. But this is a justification for the protection of the land; it does
not allocate it subject to constraints being overcome. Although it may now be
agreed the development of the land for housing would be viable, and that the
educational constraints can be overcome, this does not justify the redevelopment
proposed. The relevant site specific policies do not indicate that the appeal
should succeed. Nor do the other policies of the plan point in another direction.
The appeal proposal conflicts with the development plan when considered as a
whole.

Prematurity

37. The third limb of Policy GSll provides that planning permission will only be
granted following a review of the UDP. No such review has taken place. The
potential of the site to contribute to housing and employment needs is due to be
considered in the forthcoming Development Sites and PlacesDPD. The CS makes
provision for housing and employment land, and contemplates the phased
release of the former. To make the decision in advance of the relevant DPD
would prejudge the outcome of the process.

38. A decision to grant planning permission would therefore be premature within the
terms of paragraphs 17 and 18 of The Planning System: General Principles. The
land is capable of being used for a variety of uses and mixes, or of being left
undeveloped - the decision should be made through the plan making process.

Housing land supply

39. In this case the Council acknowledges that, if demonstrated, a shortage of
housing land may be capable of outweighing the conflict with the development
plan. This is recognised in the first refusal reason.

40. The relevant 5 year period is agreed between the parties, but the requirement is
not agreed. The Appellant considers the figure should be derived from the
annualised proportion of the total included in CS Policy CSP9. The Council
maintains the figure should be derived from Appendix 2 of the CS. There is also
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an issue of how to make provision for the shortfall which has arisen to date. The
parties agree that completions to date total 2,023 dwellings.

41. Paragraph 9.49 of the CS makes it clear that the housing requirement should be
derived from the trajectory, and paragraph 57 of PPS3advises that there should
be at least sufficient sites to deliver the housing requirement of the trajectory
over the forthcoming 5 year period. The trajectory should therefore be used to
set the requirement rather than the annualised figure. This was the approach
and methodology adopted by the Council at the CS Examination. The use of
another method for the calculation of the requirement would undermine the plan
making process.

42. On this basis the 5 year requirement is for 5,251 units. The CS plan period is
2008-2026 and 2314years have elapsed. The trajectory requirement is estimated
to be 2,530, and the shortfall in therefore about 500 units. If the shortfall is to
be made up in the first 5 years the total requirement would be 5,758. For a 10
year period the requirement would be about 5,500, and for the remaining 15'/.
years - 5,417 units.

43. For the most part, the dispute between the parties in respect of the housing land
supply, relates to deliverability. The categories of sites considered by the Council
are derived from Figure 4 in the SHlAA Practice Guidance - unimplemented or
outstanding planning permissions for housing; planning permissions for houses
under construction; existing allocations; and surplus public sector land. The
deliverability dispute has 4 components - the assessment of likely completion
rates on identified sites; the inclusion of small sites; the inclusion of UDP
allocations; and the inclusion of surplus education sites.

44. On the basis of past experience the Council has adopted a formula based
approach. It provides an overall prediction, and it does not depend on
information from individual landowners or developers. Although the Appellant
has obtained site-specific information, this does not purport to be
comprehensive, and it does not demonstrate that the overall prediction is
deficient. Adding the reduction in supply from particular sites to the Council's
formula would lead to a double discount. The Appellant's approach would only be
valid if it was comprehensively applied.

45. There is no basis in the SHlAA Practice Guidance or elsewhere for the omission of
all small (fewer than 9 units) sites. The CS Examination Inspector rejected such
a discounting, and, if adopted, it would severely underestimate the total potential
supply.

46. The Appellant's discounting of the old UDPallocations is based on an outdated
version of the SHlAA prior to its updating in February 20115• Although it is
correct that few developers responded to the Council's consultation on the
SHlAA, each site has been assessedand reasons have been included for the
regrading of sites. The CS Examination Inspector concluded the updated SHlAA
could bear the weight which it needed to carry. In the circumstances there is no
justification for discounting all the old UDPsites as advocated by the Appellant.

47. The SHLAAUpdate considers that 3 education sites are capable of delivering 808
dwellings in the 2011-16 five year period - 169 units on the Kingston School site;

5 Document15
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49. The Council does not object to the contents of the section 106 undertaking. Nor
does the Appellant contend that any of its provisions fail to satisfy the
requirements of Regulation 122 of the Community Infrastructure Levy
Regulations 2010.

The Cases of Interested Persons

50. CUr Roy Miller has been the ward member for 26 years and experienced the
closure of pits in the area. He is not against the development of new houses, but
he has some particular concerns in respect of the appeal site. The development
could exacerbate the danger of flooding in the locality. All the local schools are
at capacity, and an influx of new pupils would carry significant revenue costs for
the local authority. The local provision of medical and dental services is at
capacity. The scheme would generate up to 800 new cars with a consequential
increase in traffic movement. There would be an adverse effect on traffic
congestion in the centre of the village. Swallow Hill Lane in particular is very
narrow, and the proposed link between between Spark Lane and Carr Green Lane
would become a rat run. The site of the proposed playing field is not on a bus
route, and the land as a whole acts as a green lung for the village.

51. CUr Harry Spence is also a local ward member. He is concerned about the
impact of the scheme on traffic congestion at Towngate in the centre of the
village. Similarly, Swallow Hill Road is no more than a narrow lane; it would be
overloaded by additional traffic. As far as the bus service is concerned however,
this is adequate and no improvement is necessary. There would be a threat of
more flooding however in Wentworth Road and Barugh Lane in the event of a
new connection. The three primary schools in the area are over-subscribed and
400 houses would generate 80-100 new pupils. In any event, there has been no
consultation with the school, and there would be no room for an extension. The
scheme envisages retirement homes for former miners but there are not now
many former miners left - he doubts whether this demand exists. He is also
interested to know who would manage the proposed affordable homes and what
would the rental levels be. In his view neither the NCBnor UK Coal have given
anything back to the village in recognition of both the coal extracted or the

http://www .piannlng-I nspectorate .gov. uk Page 11

249 units at Priory School, Monk Bretton; and 390 units at Wombwell High. The
progress with the site at Royston School is also a cause for optimism. The
Appellant's fear that it would take over 2 years between the closures of the
schools in the summer of 2012 until outline planning permission is obtained is
unduly pessimistic. It is unrealistic to presume that no dwellings will be
completed on the school sites before December 2015.

48. If it is held that there is an inadequate supply of housing land, it would not follow
that the appeal should succeed. Indeed, a shortfall would be insufficient to
override the indication of the development plan that the alternative development
of the land should be considered through the development plan process with full
and proper consultation. As far as the Ministerial Statement on planning for
growth and the draft NPPFare concerned, the additional 20% of housing land
proposed in the latter seeks to adjust the trajectory rather than increase the
overall figure. In any event, Barnsley has already made an additional allowance
in the CSover and above the RS figure. The draft NPPFcannot set aside a
trajectory considered and adopted in such a recent CS.

• The Planning Obligation
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miners who have died. In addition, there has been no local consultation by UK
Coal on the subject of the matters included in the section 106 obligation. In
relation to the proposed relocation of the football pitch, it is estimated that this
could take up to 3 years if the land is contaminated. Any interruption in the
continuity of a pitch could be a threat to the club.

52. Mr Barry Walker is the former Post Master in Mapplewell, a former lecturer in
engineering, and a resident of Carr Green Lane. He is concerned about tree
felling on the appeal site (especially silver birch trees) and that the facilities of
the village would be inadequate to support so many new houses. There is only
one dentist, one chemist, and two medical practices. The former bank has
closed, and the post office is too small. The additional traffic movements would
be too much for the village to readily accommodate, and parking for the
proposed relocated football pitch would be inadequate. Drivers would be forced
to use Carr Green Lane. In addition, the proposed site of the pitch is water-
logged.

53. Mr Ken Hunter is the Secretary of the North Gawber Colliery Football Club. The
club is the sole user of the existing football pitch, but it currently comprises a
total of 14 teams. There has been no consultation with the club by UK Coal or
CISWO. There is a shortage of open space in the locality, and, although the
scheme includes a proposal to move the pitch, the new location would be on the
outskirts of the settlement rather than close to its centre. The club is upset that
its former discussions with CISWOabout the future were terminated.

Written Representations

54. There were a total of 40 written representations from interested persons at the
appeal stage. They were all objections to the proposed development. Most of
the objections referred to the likelihood of additional traffic causing congestion
both in the village and elsewhere. Attention was also drawn to the likely adverse
effect of the proposed development on the potential for surface water flooding in
the area. The social infrastructure of the village is considered inadequate or
over-subscribed - especially doctors, dentists and schools. Others referred to the
value of the site for wildlife and the benefit of the land remaining as a green,
undeveloped space.

55. At the application stage there were 24 individual letters of objection to the
scheme raising many of the same issues. There were also two separate petitions
signed by 420 and 380 people respectively. The petitioners consider both that
the land should remain undeveloped as a green space for future generations, and
the current infrastructure is over-subscribed. Concerns were expressed that the
foul sewerage system would be placed under undue pressure. The proposed
relocation of the football pitch further from the village centre was considered
disadvantageous. The proposed site would be well away from local services
including water, electricity and changing facilities. The former local Member of
Parliament drew attention to the need for additional pitches and facilities.

Conditions and Obligation

The numbered draft conditions cited in paragraphs 57 to 66 of the Report are those
included in Document 22. The obligation is Document 39.
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56. The draft conditions· and the reasons for their imposition and the Unilateral
Undertaking7 were discussed at the inquiry. I have considered the draft
conditions in the light of the discussion at the inquiry and the contents of DoE
Circular 11/95: The Use of Conditions in Planning Permissions. The draft
conditions were devised by the Council, and unless otherwise indicated they
raised no objection from the Appellant. I have considered the obligation in the
light of the contents of the Community Infrastructure Levy Regulations 2010.

Conditions

57. Draft conditions 1 and 2 are standard outline conditions. I agree with the parties
that on such a large site the phasing of the proposal (draft condition 3) would be
both necessary and reasonable and in the interests of residential amenity and
highway safety. Draft condition 4 reqUires the submission and approval of
finished levels, and I agree with the parties that this would be necessary in order
properly to assess the impact of components of the proposed development on
each other. Draft condition 5 seeks a method statement for the proposed re-
grading and reclamation of the land. In view of its size and proximity to existing
residential and other development a statement would be necessary in the
interests of residential amenity.

58. Draft conditions 6 and 7 would be necessary to secure adequate levels of
highway safety. The purpose of draft condition 8 is to secure the remediation of
the highway attributable to the prospective development. The Council raises no
objection to the revision proposed by the Appellant (see attachment to Document
25), and I agree that such a condition would be necessary and in the interests of
highway safety.

59. Draft conditions 9, lO·and 13 are designed to protect the local water and aquatic
environment. I consider they would be necessary and reasonable. The purpose
of draft conditions 11 and 12 would be to secure access to various sewers on the
land. I consider they would be necessary and reasonable. With the exception of
the reference to foul water drainage (which would be covered by draft condition
9), I consider draft condition 14 would be necessary and in the interests of the
avoidance of flooding.

60. The purpose of draft condition 15 is to secure access to watercourses and is
necessary in the interests of the water environment. Draft condition 16 would
require prior notification of the remediation scheme. In view of the previous use
of the site, it is a necessary and reasonable precaution to minimise the risks of
contamination. Draft condition 17 would provide similar and specific protection
for the site of the relocated football pitch. The purpose of draft condition 18
would be to discourage the use of penetrative piling and so reduce the risk of
groundwater contamination. Draft condition 19 would also diminish the
possibility of surface water contamination.

61. The parties disagreed about the time limits on remediation or construction work
included in draft condition 20. The Council favours working hours between 08:00
and 18:00 (Mondays to Fridays), and 09:00 and 14:00 (Saturdays), with no work
on Sundays or bank holidays. The Appellant suggests 07:00 to 19:00 hrs
(Mondays to Fridays), and 07:00 to 13:00 hrs (Saturdays), with a provision for

6 Documents22, 25 and26
7 Document36
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• plant maintenance during Saturday afternoon. Work on Sundays would be
confined to essential maintenance or emergency work.

62. The purpose of the condition is to protect the amenities of local residents and
accord with UDPPolicy ES1. However, it would appear the cited policy has not
been saved. PPG24:Planning and Noise provides some advice in relation to the
interaction between noisy development and noise-sensitive neighbours. Most
usefully perhaps it effectively defines night-time as 23:00 to 07:00 hrs. Although
concerned with another area of planning management, further advice is included
in MPGll: The control of noise at surface mineral workings. It defines night-time
as 19:00 to 07:00 hrs, and day-time as 07:00 to 19:00 hrs. In some areas
however 08:00 may be more appropriate than 07:00. The working week should
generally be regarded as Monday to Friday and Saturday morning, while
Saturday afternoons, Sundays and Public/Bank Holidays would normally be
regarded as periods of rest. It also recognises however that in some local
circumstances it may be appropriate for an evening period (typically 19:00 to
22:00 hrs) and/or a dawn period (typically 06:00 to 07:00 or 08:00) to be
defined. I have taken account of this advice and note in the context of the
appeal site that reSidential property is close by, including care homes. In the
circumstances I consider appropriate working times would be 08:00 to 19:00 hrs
(Mondays to Fridays), and 08:00 to 13:00 hrs (Saturdays). I see no reason why
plant maintenance, including essential work, should not be carried out during
normal working hours, but I recognise that emergency work may, by definition,
be necessary at any time.

63. Draft conditions 21 and 22 are designed to protect and secure residential amenity
and I consider they would be both necessary and reasonable.

64. Draft conditions 23 and 24 are concerned with the provision and layout of the
replacement playing pitch. The parties agree that the purpose of the conditions
is to secure the construction and use of the replacement playing pitch, changing
facilities and car park. No objection is raised by the Appellant to the principle,
but there is concerns that the necessary works should avoid any excessive
interruption to the use during the playing season. I agree with the parties and
have suggested an appropriate condition based on their submissions.

65. The illustrative scheme proposes some extensive landscaped areas and I agree
with the parties that these would require long term management. Amongst other
matters, draft condition 25 seeks to secure a plan, and I consider this to be both
necessary and reasonable. Draft condition 26 would seek to secure at least 10%
of the energy use of the proposed development from decentralised and
renewable or low-carbon energy sources. This would be both necessary and
reasonable in the interests of sustainable development.

66. There is a public right of way which passes across the southern part of the appeal
site. The purpose of draft condition 27 is to ensure that the route would be
safeguarded during the period of the proposed development.

Obligation

67. As recorded above, the appeal is accompanied by a Unilateral Undertaking made
under section 106 of the above Act. The Council raises no objection to the

•

•
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contents of the obligation, but I have nevertheless considered its provisions
against the tests in Regulation 122 of the Community Infrastructure Levy
Regulations 2010 and the advice included in ODPMCircular OS/2005 Planning
Obligations.

68. Schedule 4 of the obligation, under the heading of the highways contribution,
comprises 2 parts. The bus service contribution of £121,500 would be payable
after the occupation of the fiftieth permitted dwelling and used towards the
upgrade of bus services in the locality. The travel master contribution of £77,220
would be payable before the occupation of any permitted dwelling and used
towards the cost of South Yorkshire's multi-operator subsidised travel ticket. The
appeal scheme envisages the construction of a substantial number of dwellings
and many of those making written representations expressed concern that there
would be an inevitable increase in traffic pressure on the local network. I agree
with the parties that the proposed highways contribution would increase the
attraction of public transport provision in the area, and thus contribute to its
sustainability. I conclude this component of the obligation would be necessary,
directly related to the development, and fairly and reasonably related to its scale
and kind.

69. The draft conditions discussed above require the construction of the relocated
football pitch and its ancillary facilities. One of the purposes of Schedule 3 of the
obligation, under the heading of public open space, is the transfer of the pitch
and its ancillary facilities to the Council and the payment of a commuted sum of
£87,000. Alternatively, the management company also required under the
Schedule to be responsible for the future maintenance of the open spaces on the
site may become responsible for the pitch and its ancillary facilities. The pitch is
protected by UDPPolicy DT10, and representations made at the inquiry
confirmed that it is extensively used. The proposed development would also
result in the other open spaces shown in the masterplan being both more
accessible and more intensively used. I agree with the parties that both
components of the public open space would require management and
maintenance, and I conclude this aspect of the obligation would be necessary,
directly related to the development, and fairly and reasonably related to its scale
and kind.

70. Schedule 2 of the obligation, under the heading of primary education provision,
makes provision, subject to an appropriate assessment prior to the occupation of
the fiftieth dwelling, for a primary school contribution of £150,000 for the
construction of a new classroom at Mapplewell Primary School. Evidence
submitted at the inquiry indicates that the school is currently close to its capacity
of 270 on the roll. The Council estimates the complete development would yield
approximately 77 children of primary school age, and the school would therefore
be over-subscribed. I agree with the parties that an over-subscription seems
likely, and I conclude this aspect of the obligation would be necessary, directly
related to the development, and fairly and reasonably related to its scale and
kind.

71. Schedule 1 of the obligation, under the heading of affordable housing, provides
for the designation of 25% of the permitted dwellings to be classified as
affordable housing units - comprising CISWO almshouses, social rented dwellings
and shared ownership dwellings. CS Policy CSP15 requires that on sites of 15
dwellings or more, 25% should be affordable, and the developer is required to
demonstrate that their status would be subsequently maintained. I agree with
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• the parties that this provision of the scheme conforms to the requirements of the
development plan, and I conclude this aspect of the obligation would be
necessary, directly related to the development, and fairly and reasonably related
to its scale and kind.

72. I therefore conclude in relation to the obligation that it complies with the tests
included in Regulation 122. I further conclude the provisions of the obligation
comply with the additional requirements of ODPM Circular OS/2005 - they are
relevant to planning and reasonable in all other respects. I consider the matters
which have necessitated the obligation cannot therefore weigh against the
proposal as a whole.

•

•
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Conclusions

The following conclusions are based on my report of the evidence submitted to and
heard at the inquiry, and my inspections of the site and its surroundings. The
numbers in square brackets refer to preceding paragraphs of the report.

73. The Secretary of State's letter records the matters about which he particularly
wishes to be informed. I refer to these individually at the end of these
conclusions. As recorded above however [32], many of the issues in the letter
are not in dispute between the principal parties. Nevertheless, taking account of
all matters raised, including those by interested persons, I believe the main
considerations on which this case turns are as follows:

(a) The extent to which, having regard to its location, the proposed
development would be consistent with the policies and advice included
in PPS1: Delivering Sustainable Development, PPS3:Housing, and
PPG13:Transport;

(b) Having regard to the contents of the development plan and paragraphs
70 and 71 of PPS3,the extent to which the proposal is supported by the
deliverability of a 5 year supply of housing land; and

(c) Having regard to the contents of paragraphs 17-19 of The Planning
System: General Principles and emerging DPDs,whether the
development of the site would be premature.

Location

74. Paragraphs (c)(iv), and (d) of the Secretary of State's letter, recorded in
paragraph 3 above, are concerned with the location of the appeal site. The
appeal site is that of a former colliery which ceased working in 1988. The site is
close to the centre of Mapplewell, and the associated settlement of Staincross,
which lie principally to its north and north-west. There are a number of small
industrial units immediately to the north of the site together with the commercial
centre of the village. Mapplewell Primary School lies on the opposite side of
Blacker Road, which passes through the village centre. In relation to the village
itself the site therefore occupies a central location which offers opportunities for
pedestrian shopping and accessto public transport. The site is sufficiently close
to the primary school for accessto be obtained by walking or cycling, with some
job opportunities. Many more opportunities would eVidently exist within the
centre of Barnsley which is relatively close. The town centre also provides
opportunities for leisure activities, and the scheme involves the relocation and
enhancement of the existing football pitch on the land. In locational terms the
proposal therefore has much in common with the other largely residential parts
of the settlement, but it is closer to its commercial core than much of the village
which lies to the west and north-west. In terms of its accessibility credentials I
consider the scheme complies with the content and purpose of paragraph 19 of
PPG13. As far as car parking standards are concerned (paragraphs 52-56 of
PPG13),these are matters which would be considered within the context of the
layout of the scheme at the detailed stage. [3, 5, 6, 7, 16]

75. The application was made in outline form, with most matters of detail reserved
for subsequent approval. Paragraph (b) of the Secretary of State's letter refers
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• to the design principles adopted by the scheme, and much of the detail which
would illustrate the principles therefore remains unresolved. However, a
masterplan has been prepared. Although this is for illustrative purposes, its
inclusion in the submitted Unilateral Undertaking endows it with greater weight.
It shows that the land could be successfully developed. The plan indicates that,
although most of the appeal site would be used for the residential development
cited in the application, the southern edge of the land would remain
undeveloped, together with boundary areas on both the south-east and north-
west sides. The proposed replacement sports pitch would occupy the southern
corner of the site, with less formalised public open spaces focused on a central
area. The CISWO retirement homes cited in the application would be sited close
to the existing care homes in the northern corner of the land. [3, 15, 16, 17]

76. There are no buildings of the former colliery remaining on the appeal site, but I
saw on my visit that the land has not been completely reclaimed. Although the
works which were carried out after the closure of the colliery were evidently
substantial, the impact of the site is one of demolition rubble and reworked spoil.
Self-planted trees have colonised parts of the land - particularly along its
southern boundary. I understand the area is, to an extent, used by local
residents for informal recreation, but I agree with the Appellant that it is
unrealistic to consider the reclamation of the whole site as greenspace would be
a viable possibility. [5,31, 50, 55]

77. The land slopes down from north to south and overlooks Green Belt land in the
valley of the River Dearne to the south. It therefore benefits from an attractive
prospect, and I have no reason to suppose the development of the land as
proposed would not result in an improvement to its existing appearance in the
landscape. Although the layout of the site is reserved for subsequent approval,
the illustrative plan shows how a scheme could take advantage of the opportunity
whilst simultaneously providing the new dwellings with attractive outlooks -
especially to the south. The CISWO retirement homes would be closest to the
commercial centre of the village on relatively level ground. Paragraphs (a)(i),
(a)(ii) and (a)(iii) of the Secretary of State's letter refer respectively to the
quality, mix and quantity of housing proposed. This could only be realistically
assessed in the context of a full or detailed proposal, but I have no reason to
suppose the advice on these matters included in PPS3could not be successfully
achieved. [3, 5]

78. In relation to the provision of affordable housing - cited in paragraph (a)(ii) - the
submitted obligation records that 25% of the units would be so classified and
protected. Similarly, the development would involve the use of previously
developed land, as cited in paragraph (a)(v) of the Secretary of State's letter. In
these respects the proposal would therefore accord with the purposes of
paragraphs 27-29 and paragraph 36 of PPS3,as well as with paragraph 27(viii)
of PPS1in relation to the latter matter. [72]

79. The location of the appeal site in relation to the existing form and structure of
Mapplewell and Staincross is evident from the Darton Community Area Proposals
Map·. This indicates the central location previously occupied by the colliery, with
built-up parts of the settlement now evident to the east, north and west of the
appeal site. Only the southern boundary of the site remains open to the

•
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Report APP/R440B/A/10/213B041• surrounding countryside. In relation to urban form therefore the site conforms,
in general terms, with the diagram included in Figure 3.2 in the recently adopted
Planning Advice Note 30 - Sustainable Location of Housing Siteslo• Although it is
on the edge of the settlement, the land does not project into the countryside.
Indeed, it abuts built-up components of the settlement on three of its four sides.
In this respect (Step 2a - Location within Settlement) the site is considered to be
in a sustainable location, although I acknowledge that it fails to comply with the
criteria included in the following test (Step 2b - Current UDPNotation).

80. Although it does not form part of the Council's case, the objections made by
interested persons and many of those making written representations refer to the
effect of the proposed development on the local highway network. The highway
impact of the proposal was the subject of detailed consideration by consultant
highway engineers at the application stage. A Transport Assessment was
conducted and concluded that there was no overriding reason preventing the
local planning authority from recognising that the proposals would not have a
material impact on the surrounding highway network. The report was considered
by the Council's own transportation officers and, subject to a number of
conditions, no objection was raised to the proposal. [50, 51, 52, 54, 55)

81. Similarly, objections based on the possibility of adverse surface water drainage
effects were made. This matter was also considered by consultant engineers,
and the impact of the proposals on the downstream infrastructure was
recognised. The development would increase the impermeable area footprint of
the site and hence the potential run-off. However, the downstream threat could
be attenuated by the use of a variety of sustainable urban drainage systems.
This would include the minor re-routing of the existing ditch, and the institution
of online attenuation measures. It is considered this would have a positive
impact on the local flood regime. [50, 54, 55)

82. The impact of the proposed development was considered by both the
Environment Agency and Yorkshire Water, and subject to the imposition of
appropriately worded conditions, no insuperable objections were raised. On this
basis I consider that both the surface water and foul water drainage from the site
can be adequately accommodated .

83. Paragraph 69 of PPS3lists a number of considerations which should be applied to
the determination of planning applications for housing. These include the
assessment of the suitability of the site, including its environmental
sustainability, and using land efficiently and effectively. On the basis of these
considerations I consider the appeal site to be a suitable location for
housing development.

Policy

84. I have referred in paragraph 79 above to the failure of the scheme to receive any
benefit from Step 2b of Planning Advice Note 30. Although the Council raises no
sustainability objection to the proposal, its designation as ULTRUin the UDPis
central to its case. Paragraph 3.57 of the UDPrecords that the land designated
under Policy GSll has some potential for development in the longer term. The
land would be the subject of technical assessment and public consultation when
the plan is reviewed if it is considered at the time that that additional land is
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needed. I acknowledge that the policy is site-specific. With the exception of the
final limb of Policy GSll, UDPPolicy DT7 repeats its contents. However,
paragraph DT7/2 is also specific. It acknowledges that the land is well related to
the settlement and that it has good accessibility. At the time of its adoption the
development costs were considered to be prohibitive given the quantity and
availability of readily deliverable local alternatives. In addition, the then pressure
on school places rendered the site inappropriate for housing at that time. [12,
32, 33, 34, 35]

85. At the time, the appeal site was therefore effectively being kept in reserve for
future use and development as and when this would be considered to be
necessary. The Council raises no objection to the scheme on viability grounds,
and the section 106 obligation is sufficient to overcome the concern expressed in
paragraph DT7/2 about school capacity. I acknowledge the Appellant's argument
that the reference in both policies to 'normally' indicates some flexibility, but it is
clear from the last sentence of Policy GSll that the permanent development of
the land would only be permissible following a review of the plan. It is equally
clear from the final sentence of paragraph 3.57 and the penultimate sentence of
paragraph DT7/2 that the availability of land elsewhere made a significant
contribution to the temporary embargo. It follows from these considerations that
the deliverability of a 5 years supply of housing land formed a dominant theme of
the inqUiry. [19, 35, 36]

86. I return to the parties' reqUirement and supply assessments later, but I agree
with the Appellant that the Council has placed a substantial reliance on UDP
PoliciesGSll and DT7. The plan period of the UDPwas 1986 to 2001, and
writing on behalf of the then Secretary of State from the Government Office for
Yorkshire and The Humber, the author indicated in 2007 in relation to the
extension of saved policies that this should not be regarded as an opportunity to
delay DPDpreparation 11. Policieswere extended in the expectation that they
would be replaced promptly. Finally the letter records that 'where policies were
adopted some time ago, it is likely that material considerations, in particular the
emergence of new national and regional policy and also new evidence, will be
afforded considerable weight in decisions'. [12, 19]

87. Paragraph 9 of PPSl places a similar emphasis on the need to ensure that plans
are kept up to date, and, although the CS has now been adopted, I understand
the complementary Development Sites and PlacesDPDis not yet in draft
consultation form. The site-specific allocation of the appeal site under Policies
GSll and DT7 is therefore unlikely to be formally reviewed until the end of 2014
- some 13 years after the end of the UDPplan period. Although the policies
carry the weight ascribed to them by section 38 of the 2004 Act, the passage of
time and the emergence of other policy must affect their utility in comparison
with other, more recent, development plan policies. [19,29]

88. In comparison with the UDP, the RSand the CSare relatively recent component
parts of the development plan. RSPolicy SYl renders Barnsley one of the 4
urban settlements in the South Yorkshire sub-region where most development
should occur, and paragraph Bl of Policy H2 prioritises housing development on
brownfield land. Paragraph B5 advises the adoption of a flexible approach to the
delivery of housing by not treating housing figures as ceilings. In following the

11 SeeAppendix4 to MrsHodson'sProof- Document10

http://www .pianning-Inspectorate. gov. uk Page 20



•

•

•

•

Report APP/R4408/N10/2138041

lead provided by the RS, the CS Policy CSP8 identifies Urban Barnsley as the
location for significantly more growth than other locations in the plan area.
Under Policy CSP10 it should account for 46% of the new homes in the plan area
between 2008 and 2026. The next highest settlement (Goldthorpe) will be
expected to accommodate only 14%. Although I agree with the Council that
these policies cannot be described as site-specific, they are nevertheless both
important and recent components of the development plan. The parties agree
that in order to discern its purpose the development plan has to be considered as
a whole, but I consider the Council has placed excessive reliance on the UDP
policies at the expense of the more recent RSand CS contributions to the
planning policy context of the case. [9, 19, 36]

89. The balance to be struck between the site specific UDPpolicies on one hand, and
the regional and strategic approaches of the RSand CS on the other, is set within
the context of the national policy derived from PPS3. Paragraph 54 requires that
sites should be available to deliver sufficient housing land over the first 5 years of
the plan period. The expected rate of housing delivery should be illustrated
through a housing trajectory for the plan period, and the Council has specifically
cited paragraph 57 of PPS3- to the effect that the supply should be managed to
secure a continuous supply of deliverable sites over the following 5 years of the
trajectory. [20, 41]

Housing requirement

90. The parties agreed at the inquiry that the relevant period for the calculation of
both the housing requirement and supply is December 2010 to December 2015.
However, they disagree about the appropriate methodology. Based largely on
paragraph 57 of PPS3and paragraph 9.49 of the CS, the Council argues that
requirement should be calculated from the trajectory. The Appellant contends
that the use of the trajectory for this purpose is flawed and that it has not found
favour in other appeal decisionsl2. [21, 41,]

91. The Appellant observes that the use of the trajectory promoted by the Council
would fail to take account of shortfalls or surpluses, and that its periodic
alteration would take place outside the formal planning machinery. It would
therefore be incapable of appropriate scrutiny and examination. The residual
method on the other hand can take account of shortfalls and surpluses, and
provided the methodology is included in the plan, it will have been subjected to
the necessary scrutiny and examination. [21]

92. I acknowledge that paragraph 57 of PPS3does appear to indicate that the
housing trajectory can be used as a means of calculating the requirement, but I
recognise the residual method has been used in other circumstances and
locations. In the context of this case, CS Policy CSP9 merely states that a 5
year supply of deliverable sites will be maintained. While paragraph 9.49 refers
to the trajectory in Appendix 2 of the plan, the graph itself lacks detail, and it is
not clear from the text how it is intended the trajectory would inform the 5 year
requirement. Paragraph 9.49 refers to the down-turn in the economy, and I fear
that excessive reliance on the trajectory for the calculation of the next 5 year
requirement could carry the danger of a self-fulfilling further local down-turn. In
contrast, the residual method would encourage the correction of an under

12 SeeAppendix13 to MrsHopson'sProof- Document10
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I performance by increasing the requirement derived from the annualised target of
21,500 net additional homes for the whole period.

93. Much eVidently hinges on the capacity of the local house bUilding industry and
the willingness of developers and land owners to release land where such
development is permitted. The health of the housing market and the availability
of finance make their own contributions to the rate of new housing development.
Having adopted different methodologies, the parties arrive at different
conclusions about the size of the 5 year requirement. The Council argues that a
gross number of 5,251 dwellings is required. But, the under-performance (in
terms of completions) since the start of the plan period compared with the
trajectory amounts to some 500 units. If this is to be made up over the next 5
years, the requirement would become about 5,760 units. Based on the residual
method the Appellant argues that the requirement should be for at least 6,688
units. [22, 42]

94. On the basis of its performance since 2002, including the effect of the current
down-turn, the target included in CS Policy CSP9 is ambitious - with a marked
increase in performance in the second half of the period 13. I fear its achievement
will be difficult. Nevertheless, the target for the 18 year period is expressed in
the form of a minimum, and I see little benefit in the adoption of a methodology
which effectively constrains the 5 year requirement. In any event, RS Policy H2
remains part of the development plan, and, as recorded above, it states that
housing figures should not be regarded as ceilings. In summary, I favour the
Appellant's methodology for the calculation of the 5 year requirement. [9]

Housing land supply

95. At the inquiry the parties did not agree the extent of deliverable land which was
available for new housing. The Council has placed much reliance in this respect
on the contents of Figure 4 in stage 2 of the SHlAA Practice Guidance - sources
of sites with the potential for housing. In assessing the likely completion rates
on identified sites the Council has adopted a formula approach 14 to derive its
totals. The formula recognises a direct relationship between the size of sites (in
5 categories between under 20 units and over 200 units) and the stages they
have reached in the planning system (in 4 categories: allocated; outline
permitted; full permission; and under construction). For example, for sites of
over 200 dwellings it is assumed that the following proportions will ultimately be
delivered: 40%; 50%; 66.6% and 100%. For sites of under 20 dwellings, 100%
will be delivered in all categories. [43, 44]

96. I understand the formula is based on experience and practice in Barnsley, and I
acknowledge it must provide an indication of likely out-turns. However, the
Practice Guidance suggests a number of additional stages in order to arrive at an
informed assessment of deliverability. To be considered available, stage 7b
requires that the land is either controlled by a housing developer who has
expressed an intention to develop, or by the land owner who has expressed an
intention to sell. The existence of planning permission does not necessarily mean
that the site is available. A significant degree of contact between the Council and
the relevant land owner/developer is therefore necessary in order to make an

I

I

I
13 As illustratedin Appendix1 of MrHart'sSupplementaryProof- Document6
14 SeeTable2 of Appendix8 of MrHart'sSupplementaryProof- Document6
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informed assessment, but I note that on the basis of the latest 2009 SHlAA
Update 15, the response rate from owners or their agents was poor. Although I
can therefore understand the attraction of a formula, I share the Appellant's
concern about the Assessment and its utility. [25]

97. There are 3 specific areas of disagreement between the parties which contribute
to a substantial difference in their respective assessments of the extents of the
deliverable land supply: small sites; UDPallocations; and school sites. [25, 26,
27,45,46,47]

98. The Appellant argues that small sites (of under 9 dwellings) are an unreliable
source of potentially deliverable dwellings. The Council considers there is
sufficient land deliverable for a total of 5,972 dwellings over the coming 5 years.
Of these, 989 units would be on small sites 16. There is no doubt that such sites
are by definition of little interest to large scale or volume house builders, and I
can understand that permissions can be granted and can subsequently expire
with some regularity. I agree with the Council however that the SHlAA Practice
Guidance does not indicate that small sites should be excluded from the supply
side assessment, even though making meaningful contacts with land
owners/developers is likely to be more difficult. The Appellant suggests that if
the small sites are not entirely excluded from the calculation, they should at least
be significantly discounted. I consider that an element of discounting would be
appropriate on the basis of an eVidentially devised threshold. It follows that
arbitrary discounting would be inappropriate, and in the circumstances, I do not
consider the reduction as proposed by the Appellant to be justified. [26]

99. The Appellant has made an assessment of the contribution which might be
expected from the sites allocated for housing development in the UDP'7. I gather
that in the 2009 SHlAA (which predates the 2009 SHLAAUpdate) it was
considered that none of the sites would be deliverable within the early part of the
plan period. Furthermore, haVing been allocated since at least the adoption of
the UDPin 2000, they have been available for development for nearly 12 years.
Partly on this basis, but also because of site specific characteristics, the Appellant
considers that none of this land should be included in the supply side
assessment. I agree with the Appellant that the failure of the sites to attract
development does not inspire confidence that they should now be conSidered
deliverable in the next 5 years (as assessed in the 2009 SHlAA Update). The
Council's formula-based methodology presumes that at least some development
will be generated, but in view of the passage of time, I believe the promotion of
the land identified is questionable. Although the 2009 SHlAA Update was found
to be suitable for its purpose by the CS Examination Inspector, I can understand
that, with the limited time available, it could not be the subject of thorough
enquiry. In relation to this part of the Appellant's case I consider there is
justification for the discounting of the 10 sites concerned. [8, 24, 28, 46]

100. A number of schools in Barnsley are due to be replaced, and it is anticipated
that 6 sites will be available for redevelopment. Of these, 3 appear in the 2009
SHlAA Update - Kingston School, Priory School (Monk Bretton), and Wombwell
High. They could deliver a total of just over 800 dwellings between now and

15 Document15
16 As illustrated InAppendix30 of MrsHodson'sProof- Document11
17 SeeAppendix10to MrsHodson'sProof- Document10
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December 201518• However, based partly on the experience at Royston High,
the Appellant considers this unlikely. Although not included in the SHLAA
Update, this appears to be the most advanced site. Initially considered suitable
for 237 dwelllngs19, I understand the Council has now accepted a proposal for a
mixed use development with a total of 156 dwelllngs2o. Although I recognise that
planning the redevelopment of such sites is itself a time-consuming undertaking,
I anticipate on this basis that the 3 school sites would be able to provide some
housing land - though perhaps for significantly fewer dwellings than initially
anticipated. I conclude that some discounting of the Council's supply side
assessment from this source would be appropriate. The circumstances illustrate
the utility of direct contact with owner/developers. [27, 47]

101. I have considered the appeal proposal in the context of the need for a 5 year
supply of housing land required both by CS Policy CSP9 and PPS3. As far as the
requirement is concerned, I favour the methodology suggested by the Appellant.
As for the supply side of the assessment, although I consider it is legitimate to
include a figure derived from the small sites, significant numbers would be lost
from the Council's calculations as a result of the conclusions I have reached in
respect of the UDPallocated sites and the school sites. The contents of the
Ministerial Statement and, to a lesser extent, the NPPF,add weight to my
understanding of this consideration. I conclude that a 5 year supply of
deliverable sites has not been demonstrated, and that paragraph 71 of
PPS3 therefore applies - to the effect that the proposal should be
considered favourably having regard to the policies contained in the PPS
including the considerations in paragraph 69. I have previously paid
attention to the issues raised in paragraph 69 in paragraphs 74 to 83 of
these conclusions.

Prematurity

102. The second limb of the Council's objection to the proposal is that it is
premature. Within the terms as they are expressed in paragraph 70 of PPS3,the
grant of planning permission would undermine the achievement of its policy
objectives. This stance is most specifically expressed in the latter part of UDP
Policy GS11, whilst CS Policy CSP13 records that the phased release of housing
land will be addressed in the Development Sites and Places DPD.
NotWithstanding the implication of its UDPdesignation (that in due course it
would be suitable and appropriate for development), a number of those making
representations considered the land should remain as green space. For its part,
the Council cited the possibility of a mixed development including housing and
employment uses. [11,37,38,54,55]

103. I recognise and acknowledge that a large area of partially reclaimed land close
to the centre of the settlement cannot be regarded as other than a significant
planning opportunity. There must potentially be many different ways in which
the land might be redeveloped, and one of the purposes of the planning system
is to ensure that such opportunities are the SUbjectof circumspection and
community involvement. However, with the exception of the sports pitch, the
land has been effectively unused, or under-used, for a long time. Other than the

18 Onthe applicationof the Council'sformula the yield would be about 533 units.
19 SeeAppendix26 to MrsHodson'sProof- Document11
20 Document24
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appeal scheme, progress with firm proposals through the formal development
plan mechanism has been slow, with the Development Sites and PlacesDPDnot
due to be adopted until the end of 2014. [6, 19]

104. In any event, my attention was drawn to the contents of paragraph 72 of PPS3
which records that applications should not be refused on prematurity grounds
alone. Paragraph 17 of The Planning System: General Principles is concerned
with the same matter. It envisages circumstances where planning permission
may be refused on prematurity grounds where a DPDis being prepared or is
under review, but it has not yet been adopted. However, the first consultation
stage has not yet been reached. In this case the appeal scheme is substantial in
Mapplewell terms, but, on the basis of the evidence I have seen and heard, I
believe it is unlikely any potential redevelopment of the land would not include a
substantial proportion of new housing. I also agree with the consequence of the
Appellant's observation in relation to the last sentence of paragraph 17 that there
is effectively no phasing policy in existence which affects the land. [29]

105. I have considered the Council's counter-argument that, although refusal on
prematurity grounds is seldom acceptable, the dismissal of the appeal would be
justified in this case becauseof its conflict with UDPPoliciesGSll and DT7 and
their reasoned justifications. Amongst other matters, Policy GSll effectively
requires that the future of the land should be determined only, or principally,
through the development plan mechanism. [37, 38]

106. I do not dispute that to allow the appeal and grant the outline planning
permission sought would conflict with the letter and content of the final sentence
in Policy GSll. But I do not consider such a conclusion would render such a
decision in conflict with the development plan - which should be read as a whole.
I consider the purposes and content of the later components of the plan (the RS
and the CS) pull in the opposite direction, albeit on the basis of regional and
strategic policy rather than site-specific designation. In addition, paragraph 19 of
The Planning System: General Principles reqUires that where planning permission
is refused on prematurity grounds, it is necessary to demonstrate clearly how it
would prejudice the outcome of the DPDprocess. I do not consider the Council's
case demonstrates such prejudice with the clarity sought. I conclude that,
having regard to the contents of paragraphs 17-19 of The Planning
System: General Principles and emerging DPDs, the development of the
site as proposed would not be premature.

107. I return to the particular matters about which the Secretary of State wished to
be informed, and conclude as follows:

(a) Although there is conflict with UDP Policy G511, and to a rather
lesser extent with Policy DT7, the proposal complies with the
relevant parts of RS Policies 5Yl (Paragraph E i), and H2
(Paragraph B 1, 4, and 5), and C5 Policies C5P 8, C5P 10 and C5P
13. Considered as a whole, I conclude the proposal is in
conformity with the development plan;

(b) The scheme is In outline form and many matters relevant to the
design principles to be adopted, including Its layout, open
spaces, visual appearance and landscaping, would remain for
subsequent approval;
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(c) As recorded above, many details would remain for subsequent
approval, but in relation to the use of the land I consider the
proposal would be consistent with Government policy as
expressed in PPS3;

(d) In view of its proximity to the centre of Mapplewell and the
contents of the obligation made under section 106 of the above
Act, I consider the proposed development to be consistent with
the advice Included in PPG13. The compatibility of the scheme
with the local car parking standards referred to in paragraphs 52
to 56 of PPG13would be considered at the detailed stage;

(e) The Council did not defend refusal reasons 3, 4 and 5 of its
refusal notice dated 7 April 2010. As far as refusal reasons 1
and 2 are concerned, I consider neither that the existence of a 5
year supply of deliverable housing land has been demonstrated,
nor that the scheme would be premature;

(f) I consider the obligation executed under section 106 of the
above Act to be: necessary to make the development acceptable
In planning terms; directly related to the development; and fairly
and reasonably related in scale and kind to the development.

Recommendation

108. I recommend that the appeal should succeedand that outline planning
permission should be granted as shown in the draWings listed in paragraph 15
above and subject to the conditions included in the schedule at the end of this
Report.

jlndrew Py~tt

INSPECTOR
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• APPEARANCES

FOR THE LOCAL PLANNING AUTHORITY:

Mr Rupert Warren (on 4 May)
and Mr Neil Cameron QC

He called:
Mr Alan Hart Dip TP
MRTPI
Mr Andrew Burton
BA(Hons) Dip TP MRTPI

FOR THE APPELLANT:

instructed by Mr Andrew Frosdick LL B, Dip LG
Borough Secretary, Barnsley MBC

Policy Planning Team, Barnsley MBC

Planning Officer, Barnsley MBC

•
Mr Ian Dove QC instructed by JVHTown Planning Consultants Ltd

He called:
Mrs Janet Hodson JVHTown Planning Consultants Ltd
BA(Hons) Dip TP MRTPI

INTERESTED PERSONS:

Cllr Roy Miller
Cllr Harry Spence
Mr Barry Walker
Mr Ken Hunter

Local member, Barnsley MBC
Local member, Barnsley MBC
Local resident
Secretary, North Gawber Colliery Football Club

DOCUMENTS

1 Council's Notice of InqUiry and circulation list
2 Letters of representation
3 Statement of Common Ground dated 29 July 2011

Proofs of Evidence and Appendices• For the Council
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4 Mr Burton's Proof dated April 2011, and AppendiX
5 Mr Hart's Proof dated April 2011, and Appendices (1-4)
6 Mr Hart's Supplementary Proof dated September 2011, and 8 Appendices
7 Mr Burton's Supplementary Proof dated September 2011, and 2 Appendices
8 Schedule and summary tables of the Council's Housing Land Supply Note

For the Appellant

9 Mrs Hodson's Proof dated 3 April 2011
10 Mrs Hodson's Appendices (1-19)
11 Mrs Hodson's Supplementary Proof dated 12 September 2011, and

Appendices (20-30)
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• Documents submitted by the Council during the inquiry

Outline opening submissions
Core Strategy, adopted September 2011
Advice to Inspectors, National Planning Policy Framework - Consultation Draft
Barnsley SHlAA 2009 Update
Distribution of pupil addresses for 6 primary schools
Email and attachment concerning capacities and predicted pupil numbers,
dated 10 February 2011
Report dated 2 September 2011 concerning Development Sites and Places
DPDof the LDF
Planning Advice Note 30 - Sustainable Location of Housing Sites, dated July
2011
Barnsley UDPVols 2-13, adopted December 2000
Extract from Barnsley UDP+ Darton Community Area Proposals Map
Draft conditions
Projected numbers on roll at local schools
Manuscript by Mr Hart - Royston School afteruse
Email and attachment dated 12 October 2011 - draft conditions
Manuscript by Mr Burton - draft conditions
Sports pitch creation, submitted by Cllr Spence
Outline closing submissions
Costs application response

12
13
14
15
16
17

18

19

20
21
22
23• 24
25
26
27
28
29

•

•

Documents submitted by the Appellant during the inquiry

30 Opening submissions
31 Draft Unilateral Undertaking
32 Barnsley's Local Development Scheme
33 Recovered appeal decision dated 30 June 2011 and Inspector's Report
34 Preliminary outline programme for remediation
35 SHlAA Practice Guidance
36 Unilateral Undertaking (superseded)
37 Closing submissions
38 Costs Application
39 Unilateral Undertaking, dated 11 October 2011
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1. The development hereby permitted shall not be commenced unless and until
approval of the following reserved matters has been obtained in writing from the
Local Planning Authority:-

(a) the layout of the proposed development.
(b) scale of bUilding(s)
(c) the design and external appearance of the proposed development.
(d) landscaping

2. Application for approval of the matters reserved in Condition 1 above shall be
made to the Local Planning Authority before the expiration of three years from the
date of this permission, and the development, hereby permitted, shall be begun
before the expiration of two years from the date of approval of the last of the
reserved matters to be approved.• 3. Development shall not commence until details of the phasing of the development
has been submitted to and approved in writing by the Local Planning Authority.
Thereafter the development shall be carried out in accordance with the approved
details.

4. Detailed plans shall accompany the reserved matters submission indicating
existing ground levels and any proposed alterations to ground levels, the proposed
finished floor levels of all dwellings, associated structures and road levels. Thereafter
the development shall proceed in accordance with the approved details.

5. No development shall take place, including any re-grading and reclamation
engineering operations, until a Method Statement has been submitted to and
approved in writing by the Local Planning Authority. The approved Method Statement
shall be adhered to throughout the re-grading/reclamation and construction periods.
The Statement shall prOVidefor:

• • The parking of vehicles of site operatives and visitors
• Meansof access for construction traffic
• Loading and unloading of plant and materials
• Storage of plant and materials used in constructing the development
• The erection and maintenance of security hoarding including decorative

displays and facilities for public viewing, where appropriate
• Wheel washing facilities
• Measures to control the emission of dust and dirt
• Measures to control noise levels during construction
• A scheme for recycling/disposing of waste

6. Sightlines, haVing the dimensions 204m x 90m, shall be safeguarded at the
junctions with Carr Green Lane and Spark Lane, approved as the primary means of
access to the development shown on the 'Masterplan', MPJDesign draWing no
09/032-01, such that there is no obstruction to visibility at a height exceeding 1.05m
above the nearside channel level of the adjacent highway.

• http://www .pianning-I nspectorate .gov. uk Page 29



Report APP/R4408/A/10/2138041

• 7. Development shall not commence until arrangements have been entered into to
secure works to mitigate the effect of the development on highway safety. Such work
shall be completed prior to the development being brought into use and comprise:

(a) provision of right turn lane on Spark Lane;
(b) provision of signal controlled junction at Blacker Road/Greenside/Spark
Lane;
(c) provision of controlled pedestrian crossing facility at Blacker Road;
(d) any necessary signing/lining;
(e) any necessary alterations to street lighting;
(f) any necessary alterations to drainage;
(g) any necessary resurfacing/reconstruction.

•
8. Prior to the commencement of the development a survey methodology shall be
submitted to the local planning authority to assess the existing condition of the
highways to be used for construction traffic. The scheme shall indicate the extent of
the highway to be surveyed. Within 28 days of the completion of the construction
phase of the development a second survey shall be submitted to identify any
highway defects directly attributable to the construction traffic, a remediation
strategy and an agreed timetable for the works. Any remediation of the highway
that is necessary shall be carried out by the developer unless agreed otherwise by
the local planning authority.

9. No development shall take place until works have been carried out to prOVide
adequate facilities for the disposal and treatment of foul water, in accordance with
details to be submitted to and approved in writing by the local planning authority.

10. No re-grading of the site shall commence until details of the mechanism by which
the eXisting public sewers crossing the site will be protected during any construction
work have been submitted to and approved in writing by the local planning authority.

•
11. Unless otherwise agreed in writing by the local planning authority, no building or
other obstruction shall be located over or within 6.0 (siX) metres either side of the
centre line of each of the 825mm, 750mm, 675mm and 525mm sewers i.e. protected
strip widths of 12 metres per sewer, which cross the site .

12. Unless otherwise agreed in writing by the local planning authority, no bUilding or
other obstruction shall be located over or within 3.0 (three) metres either side of the
centre line of each of the 450mm, 375mm and 225mm sewers i.e. protected strip
widths of 6 metres per sewer, which cross the site.

13. Surface water from vehicle parking and hardstanding areas shall be passed
through an interceptor of adequate capacity prior to discharge. Roof drainage shall
not be passed through any interceptor.

14. No development shall take place until:

(a) Surface water drainage details, including a scheme for surface water
run-off limitation and a programme of works for implementation using
sustainable drainage principles as set out in the approved Flood Risk
Assessment, have been submitted to and approved in writing by the Local
Planning Authority;• http://www .pianning-I nspectorate .gov. uk Page 30



Report APP/R4408/N10/2138041• (b) Porosity tests shall be carried out in accordance with BRE365, to
demonstrate that the subsoil is suitable for soakaways;

(c) Calculations based on the results of these porosity tests shall prove that
adequate land area is available for the construction of the soakaways.

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.

15. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any Order revoking or re-enacting that
Order with or without modification), no building or structure shall be placed or
erected within 6 metres of the watercourse shown on the approved plan.

•
16. The approved remediation scheme must be carried out in accordance with its
terms prior to the commencement of development. The local Planning Authority
shall be given two weeks written notification of commencement of the remediation
scheme works. Prior to occupation of the dwellings/commencement of the use, a
validation report that demonstrates the effectiveness of the remediation carried out
must be submitted to and approved in writing of the local Planning Authority.

17. Prior to the commencement of development approved by this permission (or such
other date or stage in development as may be agreed in writing with the local
Planning Authority), a remediation method statement and verification procedures for
the part of the site shown as area 5 in the Geo Environmental Assessment April
2005, Football Pitch Ground Investigation Report and Revised Remedial Method
Statement shall be submitted to and approved in writing by the local planning
authority.

18. Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the local Planning
Authority.

• 19. No infiltration of surface water drainage into the ground is permitted other than
with the express written consent of the local Planning Authority, which may be given
for those parts of the site where it has been demonstrated that there is no resultant
unacceptable risk to controlled waters.

20. Construction or remediation work comprising the use of plant, machinery or
equipment, or deliveries of materials shall only take place between the hours of
08:00 to 19:00 (Mondays to Fridays), and 08:00 to 13:00 (Saturdays), and at no
time on Sundays or Bank Holidays.

21. Prior to the commencement of re-grading and reclamation engineering operations
on the site, a minimum 3 metre high bund shall be constructed in the location of the
site shown in the Kirkby Charles Associates Draft NoiseAssessment dated January
2011, in accordance with detailed plans to be submitted to and approved in writing
by the local Planning Authority. The approved bunding shall be retained throughout
the re-grading and reclamation engineering operations phase.

• 22. Plansaccompanying the application for the approval of reserved matters shall
include public open space provision proposals designed in substantial accordance
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Report APP/R4408/NI0/2138041• with the 'Masterplan', MPJDesign drawing no 09/032-01 with regards to the overall
and individual area dimensions, proposed locations and the type of the areas shown.
The provision of the open space shall be provided prior to completion of the
development in accordance with the approved scheme.

•

23. At the same time as application/s is/are made for the approval of reserved
matters a scheme for the provision and layout of the new playing field in the location
shown on the Masterplan (MPJDesign Drawing No: 09/032-01) shall be submitted to
and approved in writing by the local planning authority. The scheme shall include the
following:

• The construction details and surface finishes of the playing pitch, the
changing facilities, car park and means of access;

• An assessment of the ground conditions of the land proposed for the new
playing field, including existing and proposed levels and surface water
drainage arrangements;

• A management plan for the playing pitch including the use of the facility by
organisations and the local community;

• A timetable, citing both the phasing referred to in condition 3 above and
the annual playing season, for the construction and first use of the playing
pitch, the changing facilities, car park and means of access.

The scheme shall be implemented in accordance with the details and the timetable as
approved.

•

24. No dwellings shall be occupied until a landscape management plan, including
long-term design objectives, management responsibilities and maintenance
schedules for all landscaped areas (except privately owned domestic gardens), has
been submitted to and approved in writing by the local planning authority. The
landscape management plan shall be carried out as approved and any subsequent
variations shall be agreed in writing by the local planning authority. The scheme
shall include the following elements:

• detail extent and type of new planting (NB planting to be of native species)
• details of maintenance regimes
• details of any new habitat created on site
• details of treatment of site boundaries and/or buffers around water bodies
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25. At least 10% of the energy supply of the development shall be secured from
decentralised and renewable or low-carbon energy sources (as described in the
glossary of Planning Policy Statement: Planning and Climate Change (December
2007). Details and a timetable of how this is to be achieved, including details of
physical works on site, shall be submitted to and approved in writing by the Local
Planning Authority as a part of the reserved matters submissions required by
condition 1. The approved details shall be implemented in accordance with the
approved timetable and retained as operational thereafter.

26. Prior to the commencement of the development a scheme showing how the route
of the footpath No 22 will be safeguarded during construction shall be submitted and
approved in writing by the local planning authority. The scheme shall be
implemented for the relevant period.
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RIGHT TO CHALLENGE THE DECISION IN THE HIGH COURT

These notes are provided for guidance only and apply only to challenges under the
legislation specified. If you require further advice on making any High Court
challenge, or making an application for Judicial review, you should consult a
solicitor or other advisor or contact the Crown Office at the Royal Courts of Justice,
Queens Bench Division, Strand, London, WC2 2LL (0207 947 6000).

• The attached decision is final unless it is successfully challenged in the Courts. The
Secretary of State cannot amend or interpret the decision. It may be redetermined by the
Secretary of State only if the decision is quashed by the Courts. However, if it is
redetermined, it does not necessarily follow that the original decision will be reversed.

SECTION 1: PLANNING APPEALS AND CALLED-IN PLANNING APPLICATIONS;
The decision may be challenged by making an application to the High Court under
Section 288 of the Town and Country Planning Act 1990 (the TCP Act).

Challenges under Section 288 of the TCP Act

Decisions on called-in applications under section 77 of the TCP Act (planning), appeals
under section 78 (planning) may be challenged under this section. Any person aggrieved
by the decision may question the validity of the decision on the grounds that it is not within
the powers of the Act or that any of the relevant requirements have not been complied with
in relation to the decision. An application under this section must be made within six weeks
from the date of the decision.

• SECTION 2: AWARDS OF COSTS

SECTION 3: INSPECTION OF DOCUMENTS

There is no statutory provision for challenging the decision on an application for an award
of costs. The procedure is to make an application for Judicial Review.

Where an inquiry or hearing has been held any person who is entitled to be notified of the
decision has a statutory right to view the documents, photographs and plans listed in the
appendix to the report of the Inspector's report of the inquiry or hearing within 6 weeks of
the date of the decision. If you are such a person and you wish to view the documents you
should get in touch with the office at the address from which the decision was issued, as
shown on the letterhead on the decision letter, quoting the reference number and stating
the day and time you wish to visit. At least 3 days notice should be given, if possible .

•

http://www.communities.gov.uk
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1 . Introduction

1.1 BMBC adopted Planning Advice Note 30 (PAN 30) in January 2004. This is now cancelled
and superseded by this guidance for the interim period prior to the Development Sites and
Places Development Plan Document (DPD) being adopted.

•

1.2 PAN30 has been prepared by the Council in the same way as if it was a Supplementary
Planning Document (SPD). This includes following the requirements laid out for consultation
on an SPD in the boroughs Statement of Community Involvement. The PAN is a material
consideration that carries weight in the determination of relevant planning applications.
However all other relevant national, regional and local planning policies still apply.

The aim of PAN30 is to promote the development of sustainable, deliverable housing sites
consistent with national planning policy, The Regional Spatial Strategy (RSS) and the
Local Development Framework (LDF) Core Strategy. The objective is to focus new housing
development within the main settlements in the Borough and to ensure new development
takes place in sustainable locations within them.

1.3

•

1.4 Through the Housing Development Sustainability Checklist, as laid out in section 5, this
guidance will ensure that:

• New housing development is focused within Barnsley sub-regional town and the
principal towns in accordance with the RSS and LDF Core Strategy settlement
hierarchy

• The Councils objective of ensuring improvements in the housing regeneration areas
in the borough are continued.

• The borough's housing requirement, as laid out in the LDF Core Strategy, is met.
• Housing sites are released in accordance with locational preferences set out in

Planning Policy Statement 3: Housing (PPS 3), the RSS and the LDF Core Strategy,
which give priority to development on previously developed land and seek to ensure
new housing has good public transport access and is near to shops and other services.

• Unitary Development Plan (UDP) saved policies are considered.
• Infill and other redevelopment opportunities are taken up in preference to extensions

to existing settlements .

•



PAN30 - SustainableLocationof Housing SitesAdoption

I

2 . Development Plan Policy Context

2.1 The key policy documents which informed the sustainability criteria and spatial priority
considerations set out in this guidance are considered below.

Planning Policy Statement 1: Delivering Sustainable Development & Supplement
to Planning Policy Statement 1: Planning and Climate Change

2.2

•
PPS1 lays out the governments objectives and principles for the planning system. The
PPS states that growth should be planned to reduce the need to travel by private car and
make the fullest use of public transport and to take climate change impacts into account
in the location of development. Additionally the PPS 1climate change supplement provides
guidance as to how the planning system can help to alleviate climate change. The PPS
is clear that the location of development, including housing, 'should be planned to limit
carbon dioxide emissions'.

Planning Policy Statement 3: Housing

2.3 PPS 3 provides national guidance on developing land for new housing (see Paragraphs
40, 41 and 43) stating that a key objective for Local Planning Authorities is to ensure the
effective use of land by re-using land which has been previously developed. PPS3 is also
clear that housing should be developed in sustainable locations that provide good access
to local services, such as shops, schools and healthcare, and to public transport.

The Regional Spatial Strategy

The RSS remains part of the Statutory Development Plan for the borough. The Localism
Bill clearly intends to revoke RSS and if this clause remains when the bill receives Royal
Assent the RSS will no longer apply. However the Leeds City Region has prepared an
Interim Strategy Statement that retains many of the RSS policies that are relevant to
PAN30 and as a result they will remain as material considerations when determining
planning applications whatever the status of the RSS .The following RSS polices continue
to form part of the context with regard to PAN30:

• YH1: Overall Approach & Key Spatial Priorities
• YH2: Climate Change & Resource Use
• YH4: Regional Cities and Sub regional Cities and Towns
• YH5: Principal Towns
• YH7: Location of Development
• H2: Managing and Stepping Up the Supply and Delivery of Housing
• H3: Managing the Release of Land in Support of Interventions to Address Failing

Housing Markets

2.5 All the above policies are included in the Leeds City Region Strategy Statement except
for policies H2 and H3.

2.4

•

•
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2 . Development Plan Policy Context

The Local Development Framework Core Strategy

2.6 The LDF Core Strategy sets out the key elements of the planning framework for Barnsley
and the approach to its long term physical development. A number of its policies are
relevant to PAN30. These are:

•
• CSP1: Climate Change - This policy seeks to reduce the impact of growth on climate

change by giving preference to previously developed land in sustainable locations
• CSP8: The Location of Growth - This policy lays out the settlement hierarchy for the

borough giving priority to growth in Urban Barnsley and the six Principal Towns.
• CSP9: The Number of New Homes to be Built- This policy commits the Council to

seeking the completion of at least 21500 net additional homes during the plan period.
• CSP10: The Distribution of New Homes - This policy shows how the 21500 net

additional homes will be distributed through the settlement hierarchy.
• CSP14: Housing Mix and efficient Use of Land - This policy, amongst other

considerations, gives priority to development on previously developed land (PDL) and
sets a target of 55 - 60% of homes being built on PDL.

• CSP17: Housing Regeneration Areas - This policy sets out the areas of the borough
in need of housing regeneration and lays out measures that will be taken to support
relevant planning applications.

• CSP25: New Development and Sustainable Travel- This policy lays out the Councils
expectation that development will be located to reduce the need to travel and be
accessible to public transport.

Saved Policies ofthe Unitary Development Plan (UDP) (including Supplementary
Planning Guidance I Documents)

• 2.7 The Core Strategy policies supersede many of the UDP policies. A full list of UDP policies
that have been superseded can be found in appendix 4 of the adopted Core Strategy.
However a number of UDP polices are still in force following the direction received by the
Council in 2007 from the Secretary of State saving a number of polices. In particular, some
of the Volume 1, Part II and volume 2 policies and proposals for new housing development
remain relevant to the determination of planning applications. As such, applicants are
encouraged to consider these policies before an application is submitted to the Council.

•
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3 . Housing Development Sustainability Checklist

•

This checklist should be completed and submitted, as part of any planning application, for
all housing developments proposed in the borough above 0.4 hectares. Applications for
smaller sites which form part of a larger site over the 0.4 hectare threshold, that may have
potential for residential development, should also be accompanied by a completed checklist.

Guidance to Applicants

•
This Checklist should be included at the front of any other information that you wish to submit in
support of the sustainability of your proposal.

The checklist is intended to establish whether the site is sustainably located. By completing the
Checklist you are providing a concise summary of the key factors in determining the sustainability
of the location of your housing application.

Applicant Details

•

Applicant Redrov-.) Ho",,-es c/o Date b/q/201 '-Name -Ji.,e QQet\.-l:,.
Site Address La()dV at H~hQt-A Lane ,I OcdlA:>orR

Checklist

Table 3.1

STEP 1 - KEY LOCATION & SITE REQUIREMENTS

Applicant
(please tick Score For office
applicable use only.
statement)

1a - Relationship to Core Strategy Settlement Hierarchy

a) The site is located within Barnsley sub regional town / ®
(as shown in appendix 1 - plan 1)
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3 . Housing Development Sustainability Checklist

•

•

•

b) The site is located within a principal town (as shown 6
in appendix 1 - plans 2 - 8)

c) The site is located in one of the other settlements (as 2
listed and defined in appendix 2)

d) The site is not located within any of the settlements 0
covered by a), b) or c) above

NOTE: Boundaries are shown on the maps in Appendix 1 for Barnsley, as the Sub Regional
Town, and the Principal Towns. Hoyland principal town, following the examination and subsequent
adoption of the Core Strategy, now also includes the settlement of Birdwell. The map of Hoyland
principal town has not been amended to reflect this but the boundary for Birdwell is defined by
the UDP green belt as shown on the UDP proposals map for Hoyland. Additionally Grimethorpe,
following the examination and subsequent adoption of the Core Strategy, is now part of Cudworth
principal town. Its boundaries remain as shown on the map in appendix 1.

The boundaries shown on these maps describe the geography of these settlements as 'places'
and are not to be interpreted as defining development limits. The maps are based on the Councils
interpretation of the boundaries in August 2009. The boundaries shown on these maps will be
revised as the LDF Development Sites and Places DPD advances to take account of changes
to the Core Strategy, including those described above. All other settlements where PAN30
applies are listed in Appendix 2.

For a site to be sustainable it must score at least 6 for step 1a

1b • Reuse of Land

a) The site is brownfield (It is occupied by a permanent 10
structure (excluding agriculture or forestry) or has been
cleared but any evidence of structures or activities has
not yet blended into the landscape (1)

b) The site is a brownfield/greenfield mix with more than 6
70% of its area brownfield

1 Where it can be demonstrated that a site has been intentionally greened after clearance to
improve its appearance in the interim until it is re-developed, it will continue to be considered
as previously developed and will not normally be considered to have blended into the landscape
(as set out in the exceptions to the definition of previously developed land laid out in annex
B of PPS3). Any potential greenspace function of the land would need to be considered in
the context of existing green space policies.
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3 . Housing Development Sustainability Checklist

c) The site is a brownfield/greenfield mix with less than 2
70% of its area brownfield

d) The site is greenfield J (D

For a site to be sustainable it must score at least 6 for 1a & 1b combined

Step 1 sub-total :to

•

•

•
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3 . Housing Development Sustainability Checklist

I

I

I

Table 3.2

STEP 2 - LAND USE & URBAN FORM

Applicant Score For office
(please tick use only
applicable
statement)

2a - Location within Settlement

a) The site is entirely within the built up area (See figure j @
3.1 below)

b) The site is on the edge of the settlement but not 6
projecting into the countryside (See figure 3.2 below)

c) The site is on the edge of the settlement S!.llit 2
projecting into the countryside (See figure 3.3 below)

d) The site is wholly outside or is unrelated to any 0
settlement

For a site to be sustainable it must score at least 6 at step 2a

~O

Figure 3.1 Within the built up
area

.............._».-

Figure 3.2 Edge of a settlement
not projecting Into the

countryside

--... - ..- .-....

Figure 3.3 Edge of settlement,
projecting into countryside
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3 . Housing Development Sustainability Checklist

I

I

I

Table3.3

2b - Current UDP Notation

Applicant Score For office
(please tick use only
applicable
statement)

NOTE: Where a site Is covered by more than one notation on the UDP proposals maps
the Council will take a practical approach. This will usually result in the notation that
receives the highest score in the checklist being used for the purposes of scoring. However
there may be circumstances where this is not appropriate and this will have to be
determined on an application by application basis.

a) The site is a UDP Housing Proposal OR 10

b) The site is a redundant school site which
has become available for disposal and
redevelopment under the Building Schools
for the Future Programme which is:

1) NOT in the UDP Green Belt and;

2) Has satisfied the requirements of Core
Strategy policy CSP43: Educational Facilities
and Community Uses

c) The site is a: j :D
• UDP housing policy area
• UDP employment proposal
• UDP employment policy area
• UDP Area of Investigation for Potential

Employment Development
• Area of greenspace that is included on

the Councils greenspace register or is
land that functions as greenspace

• UDP urban greenspace proposal
• UDP allotments
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3 . Housing Development Sustainability Checklist

I

d) The site is within or partly within 0

• the UDP greenbelt

or is allocated in the UDP as:

• safeguarded land
• Urban land to remain undeveloped
• Site for travellers
• Minerals planning permission
• Minerals consultation area
• Minerals area of search
• Nature conservation site
• Site of special scientific interest
• Old Moor Wetlands Centre

Or is shown on the Environment Agency flood
maps as functioning floodplain

For a site to be sustainable It must score at least 8 for step 2 a & b combined

.. Step 2 SUB-TOTAL II

I

I
"'~:.;:{·:r·~: .

'': '" ~- • • • L. - 10 ' > '. •

L.1iir..~ - " ,-' -. -
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3 . Housing Development Sustainability Checklist

I

I

I

Table3.4

STEP 3 - ACCESS TO LOCAL SERVICES & PUBLIC TRANSPORT

Applicant (please Score For office use
tick applicable only
statement)

3a - Public Transport Accessibility

The South Yorkshire Passenger Transport Executive will be able to assist with this analysis.
Applicants should contact them at: SYPTE,11 Broad Street West, Sheffield, S1 2BQ or by
telephone: 0114 221 1262. See Annex 1 for an easy way to find the centre of the site. If you
undertake your own research you must submit your researched information for verification
purposes.

Accessibility to public transport should be assessed with regard to a sites proximity to the Core
Public Transport Network (CPTN) in the borough as defined within the Sheffield City Region
Transport Strategy (LTP3). This includes the core bus corridors with six or more buses per hour
and the railway network. A catchment area buffer should then be applied to the CPTN access
points (railway stations and the core bus corridors) based on a 400 metre walk to access bus
services and an 800 metre walk to access a railway station. These need to be weighted to allow
for the fact that most walks will not be on a straight line basis and SYPTE can supply details of
how this is done. A sites distance from the CPTN should be measured from its centre point in
order to reflect the majority site coverage. Following this, sites should be graded as green, amber
or red using the following criteria and the relevant score applied.

a) The site is graded as green as / ®it falls completely within the CPTN
buffer and requires minimal (if any)
public transport intervention.

b) The site has been graded as 6
amber as it bridges over the CPTN
buffer or its centre point is outside
the 333 metre weighted buffer but
within the 400 metre buffer (plus
20% and actual straight line
walking distance). The 400 metre
buffer represents a 'cushion' that
will capture the sites that are just
outside the CPTN. Amber sites
reflect the need that transport
interventions need to be
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3 . Housing Development Sustain ability Checklist

I

I

I

considered as the site has a
degree of restriction to public
transport use.

c) The site has been graded as red 0
as it falls completely outside the
CPTN buffer. This means that
development on the site is not
desirable as the site has very
limited access to public transport
as it is outside of the specified
walking catchment area.

For a site to be sustainable it must score at least 6 at step 3a

3b - Access to Local Services

Below are 2 lists of services/facilities. List 1 shows essential services and facilities and list 2
shows other services and facilities. We want to know how many of these services are within
800m ofthe centre of your site. See Annex 1 for an easy way to find the centre of the site. Please
submit this information on a map to a known metric scale and with a linked schedule of names
and postal addresses. Then answer the following questions:

a) The centre of the site is within J I®
800m of all essential facilities plus
five or more from the list of other
services

b) The centre of the site is within 6
800m of all essential facilities

c) The centre of the site is within 2
800m of three or less of the
essential facilities

-d) The centre of the site is beyond 0
800m of three or less essential
facilities

For a site to be sustainable it must score at least 8 for step 3a & b combined

Step 3 SUB -TOTAL 2.0
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3 . Housing Development Sustainability Checklist

I

I

I

TOTAL SCORE (STEP 1 + STEP 2 + STEP 3) 1__ --=- _

Table 3.5

List 1 - Essential servlcesl facilities

Primary school Doctors practise - one or more doctors

local convenience store - any shop selling at Public open green space - generally urban green
least a small range of everyday essential items space shown on UDP/lDF proposals maps

(excluding allotments)

Table 3.6

List 2 • Other services I facilities

Secondary School Job Centre Post Office ./
Benefit agency Church / Petrol Station

Retail (e.g. shopping parade) j Tertiary college Village I community hall

Public House / Banking facility Library //
Hospital Sports centre / Chemist /
Health centre I clinic - Providing a range of health related community services such as district
nursing, chiropody, occupational therapy etc.

Supermarket - self service shop selling mainly food often with car parking (PPS4 definition)

Overall Score

To be considered potentially sustainable the site must:

• Meet the minimum score required at step 1a and 1b and also achieve the minimum score
required for these steps combined

• Meet the minimum score required at step 2a and 2b and also achieve the minimum score
required for these steps combined

• Meet the minimum score required at step 3a and 3b and.also achieve the minimum score
required for these steps combined

If the site has achieved the required score at all the above steps the total score achieved should
then be applied to the following table:
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. 3 . Housing Development Sustainability Checklist

Table 3.7

Site Total Score Result

21 or below Site is not sustainable and fails the requirements of PAN30

{j.2 or ov~ 4- 1- Site is sustainable and has met the requirements of PAN30

Annex 1 - Finding the centre of a site

To find the centre of the site, draw a box around the site. draw two lines from corner to corner and
the centre is where the diagonal lines meet. This is demonstrated in the diagram below.

I

I

I
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PAN30 Sustainable Location of Housing Sites Evidence Sheet - Higham Lane, Dodworth

1a) The site is located within Barnsley sub regional town.

1b) The site is greenfield.

2a) The site is entirely within the built up area of Dodworth.

2b) The site is in a UDP housing area. It is also a proposed housing allocation in the Barnsley
Development Sites and Places Consultation Draft (reference BAR11).

3a) The site falls within the Core Public Transport Network buffer and requires minimal (if any) public
transport intervention. The bus stop on Mitchelson Avenue (ref Hawthorne Crescent, 50307) is served
by bus services 14, 20A, 20 and 21 and is within a 4 minute walk from the site (approximately 400m).
Dodworth train station is within a 8 minute walk from the site (approximately 800m) and is served by
an hourly train service to Sheffield, Barnsley and Huddersfield.

3b) The site is within 800m of all essential facilities and more than five other services. The names and
postal addresses are listed below:

Essential Facilities
Primary School St John the Baptist Church of England Primary Approximate distance - 300m

School, Barnsley Road, Dodworth, Barnsley,
S753JS

Local Convenience Budgens, High Street, Dodworth, S75 3RF Approximate distance - 650m
Store
Doctors Practice Dodworth Surgery, High Street, Dodworth, S75 Approximate distance - 750m

3RF
Public Open Green Urban Greenspace to the East of St John the Approximate distance - 350m
Soace Baotist Primarv School
Other Services/Facilities
Retail (shopping Various shops on High Street Dodworth - Beauty salon, convenience store,
oarade) florist, take awav, soecialist shoos
Public House Travellers Inn, 23 Green Road, Dodworth, S75 3RR
Church Dodworth Methodist Church, Green Road, Dodworth, S75 3RP
Soorts Centre Bannantvne's Health Club, Barnslev Road, Dodworth, S75 3JT
Post Office Dodworth Post Office, Apollo Court, Dodworth, S75 3RG
Librarv Dodworth Librarv, Hioh Street, Dodworth, S75 3RF
Chemist Assura Pharmacy, Apollo Court, 45 Hioh Street, Dodworth, S75 3RF

Dacres Commercial PAN30 Sustainable Location of Housing Sites
Evidence Sheet


