Ref 2012/1337
Applicant: Kier Property Developments Ltd.


Description: Hybrid application for mixed use including 143 dwellings, public open space, overspill parking for Civic hub, a foodstore with associated petrol filling station, car parking, access, servicing and landscaping. Outline application for relocated Health Centre.
Site Address: Former Royston School site, Midland Road, Royston 
290 representations have been received and Cllrs Tim Cheetham and Kyte have objected.  Cllr Tracey Cheetham also has concerns regarding the proposal. 
Site Location 

Royston is situated approximately 5 miles north of Barnsley Town Centre.  The site itself is located centrally within Royston, with Station Road to the west, Midland Road to the south, Common Lane to the north and both The Lane and Ruston Drive to the east.
Site Description
The site is a large grassed area that was formerly occupied by Royston High School which was demolished in the summer of 2011 when it became surplus to the requirements after the opening of the Carlton Community College.

The site, which comprises 7 hectares (17 acres), slopes gently from west to east and is divided by a public footway / cycleway running from south west to north east (Warren Walk). It lies within a predominantly residential area but it is also in close proximity to the towns civic hub (Civic Hall, Library and leisure Centre) and an Asda foodstore.  The commercial core of the town, along both Station Road/Church Lane, High Street and Midland Road is within easy walking distance.
Whilst there are few trees in the main central portion of the site, there are a number of mature trees located adjacent to the south west and south east boundaries. These mature trees, which also predominate within the civic hub area, contribute to the character and appearance of the site and the area in general.

The residential development which surrounds the site consists of private and Council owned properties, including a mixture of bungalows, traditional semi-detached, traditional terraced properties and some more modern housing. The nearest residential properties back onto the site along its north west, south east and south west boundaries.
The small Asda Supermarket (formerly Netto), workshop, and yard are located on a cul-de-sac off Midland Road, on which there are several other small shops and business premises. A Methodist Church and health centre are also located on Midland Road. 
Proposed Development
A commercial development brief was produced by the Council to help elicit suitable interest to redevelop the former school site.  This sought a mixed use scheme, including commercial/retail and residential development. Extensive pre-application discussions have taken place including presentations to the independent Barnsley Renaissance Design Review Panel. Furthermore, prior to this application being made the developer undertook public consultation on two options. A statement of community involvement has been also been provided.
The proposed mixed use development consists of:

· 143 residential units 

· A Supermarket (with parking spaces) measuring 7.5 high, 56m long and 50m wide with a proposed floor area of just over 3,000m2  
· A petrol filling station (PFS) covering 75m2 with a canopy (6.5m high, 25m long and 25m wide) and a kiosk (5m high, 14m long and 8m wide)
· A Health Centre with a floor area of approx. 1,200m2 (this aspect of the proposal is in outline form with all matters reserved).

· An area of public open space at the centre of the site.
The following key aims have shaped the proposed layout:
· To integrate the residential element within the overall layout so that it relates well to both the commercial element and the existing residential properties.

· To establish a strong commercial core, integrating with the existing nearby commercial development and civic hub.

· To create a development with a strong focus, identity and character that utilises the public open space as a focal point and retains and enhances the main pedestrian / cycle routes to Station Road and to the west, east to Ruston Drive and beyond and north to the residential estate via Common Lane.

· To create an effective pedestrian and cycle linkage to the adjacent community, commercial/retail and residential areas. This also includes the integration of the existing east/west pedestrian route access to the site (Warren Walk). A secondary pedestrian route links Midland Road at the south west corner of the site to the commercial area and Warren Walk. This new footway follows the line of existing mature trees to the west, providing a safe and attractive route to the supermarket, petrol filling station kiosk, and to the leisure centre and Council offices.
· To provide safe vehicular circulation.

· To provide an attractive public green space and landscaped environment.

A mix of 2, 3 and 4 bedroom detached, semi-detached and terraced properties are proposed. The majority of dwellings will be two storey units with some 2.5 storey dwellings in key locations of the development. There would be 21 affordable housing units in two locations. 
The supermarket is located in the south west corner with its main elevations facing ‘out’ towards the parking areas and the main pedestrian route. The service yard faces the ASDA service yard and the commercial yard to No. 63 Midland Road.
The kiosk of the PFS would affectively operate as a ‘corner shop’, serving both the local housing and the civic hub. The health centre has been located to the south of the supermarket to act as both a buffer and a link between the rear gardens to the properties on Midland Road.
The car park is located to serve the supermarket, health centre and an element of shared parking with the civic hub. Additional parking is also provided for the civic hub. The car park is screened from the Midland Road properties by a belt of evergreen and deciduous trees, hedging and lower level planting.
The application is supported by a number of detailed reports covering a range of matters and includes a retail assessment, transportation assessment, draft framework travel plan, air quality assessment, contaminated land assessment, noise impact assessment, ecological study, tree report and flood risk assessment. Reports also indicate that the proposals will incorporate sustainable design features including natural sources of renewable energy.
Policy Context
National Planning Policy Framework (NPPF)
Planning decisions should be made in accordance with the development plan unless material considerations indicate otherwise and the NPPF does not change the statutory status of the development plan as the starting point for decision making.  The development plan consists of the Core Strategy and saved Unitary Development Plan policies.  The Council has also adopted a series of Supplementary Planning Documents and Supplementary Planning Guidance Notes, which are other material considerations.

The NPPF sets out the Government’s planning policies for England and how these are expected to be applied. At the heart is a presumption in favour of sustainable development. Development proposals that accord with the development plan should be approved unless material considerations indicate otherwise. Where the development plan is absent, silent or relevant policies are out-of-date, permission should be granted unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the Framework as a whole; or where specific policies in the Framework indicate development should be restricted or unless material considerations indicate otherwise.  Some comments specifically relevant to retailing are outlined below.
Paragraph 72: The Government’s objectives include to promote the vitality and viability of town centres and meet the needs of consumers for high quality and accessible retail services.

Paragraph 78: Local planning authorities should prefer applications for retail and leisure uses to be located in town centres where practical, then in edge of centre locations.
For retail purposes, the NPPF defines edge of centre as being a location that is well connected to and within easy walking distance (i.e. up to 300 metres) of the primary shopping area. 

The Core Strategy

CSP1 Climate Change

CSP2 Sustainable Construction

CSP3 Sustainable Drainage Systems
CSP 4 Flood Risk
CSP5 Including Renewable Energy in Developments.

CSP8 The Location of Growth

CSP9 The Number of New Homes

CSP10 The Distribution of New Homes

CSP14 Housing Mix and Efficient Use of Land

CSP15 Affordable Housing

CSP25 New Development and Sustainable Travel

CSP26 New Development and Highway Improvement

CSP29 Design

CSP31 Town Centres

CSP35 Green Space

CSP36 Biodiversity and Geodiversity

CSP39 Contaminated and Unstable Land

CSP40 Pollution Control and Protection

CSP41 Development in Air Quality Management Areas

CSP42 Infrastructure and Planning Obligations
CSP43 Educational Facilities and Community Uses

The Development Sites and Places DPD

The Council has produced a Consultation Draft of the Development Sites & Places Development Plan Document (DSAP), which shows possible allocations up to 2026 and associated policies.  The document is a material consideration but the weight afforded to it is limited by the fact it is at an early stage in its preparation.
Unitary Development Plan
The UDP designation is Community Facility
Saved UDP policies
S1-Stipulates that all retail development should be directed to the town centre. 
S3-Sets out the circumstances that would allow retail development outside of a defined shopping centre. 

S5-Sets out the need for floorspace limits to be imposed on comparison goods development outside the town centre. 

Relevant Supplementary Planning Documents and Advice Notes
Designing New Housing

Residential Amenity and the Siting of Buildings

Open Space provision on New Housing Developments
Parking

PAN 30 Sustainable Location of Housing Sites

PAN 33 Financial contributions to School Places
The Smaller Centres Study
This report by England and Lyle indicates that there is a sound justification to provide one additional superstore in order to meet an identified qualitative need in terms of giving more choice and to make the town centre more attractive to shoppers. 
Consultations
Highways - No objections subject to conditions/S106 agreement
Drainage- No objections subject to conditions
Pollution Control- No objections subject to conditions
Biodiversity Officer - No objections subject to conditions
Urban Design Officer- No objections subject to conditions
Tree Officer- No objections subject to conditions
Barnsley Development Agency-  No objections subject to conditions
Affordable Housing Officer- No objections subject to section 106 agreement

Contaminated Land Officer- No objections subject to conditions
SY Mining Advisory Service- No objections subject to conditions
SY Archaeology Service- No objections subject to condition
Public Rights of Way -No objections 
Education- No objections

SY Police -No objections

Environment Agency- No objections subject to conditions
Yorkshire Water - No objections subject to conditions
SY Passenger Transport Executive- No objections subject to conditions
Representations
Cllrs Tim Cheetham and Cllr Graham Kyte have objected.  Their concerns are as follows:
· The Transport Assesmsment is based on incorrect data and insufficient information.  It is therefore flawed in respect of traffic impact and the effectiveness of the proposed mitigation. 

· The mix of housing suggested for the site does not offer anything different from that already abundantly available in the village, it is weighted far too heavily for the return to the developer in terms of density and value.

· The retail offer is not welcome or required. Royston is well served by supermarkets compared with similar sized communities. An additional unit of this size would in the view of most residents (who will be the shoppers) likely result in the closure of other units. This will result in NO net gain of jobs and NO net gain for the local economy.

· The proposed petrol filling station does not add anything to the community. Royston is already served by 2 independent petrol retailers, one or both of which may close as a result of the development.  This will again result in NO net gain in employment and a net LOSS to the local economy as profits will be to a national chain rather than local traders and employers.

· There are access issues to the proposed medical centre.

· The recommended number of vehicular access points to the site is insufficient.

· Further works to assess the risks of drainage capacity and flood risk to the North of the site, identified during the public consultation have not been carried out.

· There is no overall community benefit from the development and taking cognisance of the sustainable communities approach, this development fails to meets any of our ambitions for Royston or Barnsley. 
· The area of public open space is not large enough, more of the site should remain undeveloped.
· The scheme presented at the community consultation did not reflect the discussions with Members and the event was ineffective. Based on discussions with the community, it is clear that the proposed development is not welcomed.
Cllr Tracey Cheetham has not formally objected and wants to see the site developed but has expressed similar concerns to those cited above.

290 letters have been submitted at the time of writing the report. Many of the concerns repeat those expressed by the Cllrs but additional matters include:
· The proposed single two-way entrance will not cope with the level of traffic generated. All traffic should not be funnelled onto Midland Road. The extra HGV’s and petrol tankers cannot be accommodated. Station Road would be a better entrance. There is a primary school in close proximity and there could be safety issues.
· Carlton School was built in the Green Belt and at that time assurances were given that as compensation a larger proportion of the former School site would be left open. The enjoyment of adjacent rear gardens will be significantly reduced. Residents were told that this land would not be developed and have been looking after this land.
· Some of the land cannot be sold by the Council as it is common land that was gifted to the school.
· There is no community benefit provided by these proposals.  The town needs a new family pub/restaurant not another foodstore. 
· There will be increased pressure on school places.
· Concerns raised about devaluation of property values in the area. 

· Some properties on Midland Road do not have front gardens and are built close to the road. So they will suffer increased noise pollution (especially during construction), loss of privacy, increased vibration, increased exhaust fumes and fear of collisions by HGV’s taking the corner. The boundary fence/wall will also block light to dwellings on Midland Road.
A letter has been received on behalf of the Co-operative Group which includes the following:
· The proposed foodstore will have a significantly adverse impact upon the existing Co-op store and the vitality and viability of Royston as a whole.

· The Core Strategy confirms that there is no need for any additional foodstore given that it is stated that one of its strengths is the existing food offer (Asda and Co-op). 

· The Council’s smaller centres study indicated that 80% of respondents used the centre for their food shopping. The study concluded that there was no need for an additional foodstore until 2026.

· Little weight can be afforded to the Development Site and Places DPD, which supports a supermarket on the site. The adopted planning policy does not support retailing. 
· There will be a loss of land for housing as it is stated in the SHLAA that between 237 and 271 can be accommodated on the site.  

· Therefore the Council will have to identify alternative equally sustainable sites for housing. 

· The Core Strategy policy CSP31 states that the proposed foodstore should serve local needs only but the applicants submitted retail assessment shows that there will be a wider impact. However, this is unrealistic. 
· The applicant’s retail assessment underestimates the likely impact on Royston. It is more realistic to assume that trade will be diverted from the existing stores in Royston both of which serve local needs.
· A more up to date assessment is needed. Vacancies in the town centre are running at twice the national average.

· The Co-op estimate is that there will be a 30% impact on its trade. The Council cannot determine the application based on the applicants assessment.

· There is no qualitative or quantitative need for a new store based on the Council’s own study.

Applicant’s Response to Co-op.
· The proposal complies with Policy CSP43.
· An ‘in-centre’ survey only picks up those people using a particular centre on the day interviewed.  If the vast majority of people in a town don’t use the centre on a regular basis but shop elsewhere, they will not have a chance of being picked up by such a survey. It merely indicates that of those visiting Royston centre (which could be a very low proportion of people living in the area), the majority were food shopping.  
· From the wider household survey only 2.4% of respondents did their main food shop at stores in Royston (Co-op and at the time Netto).  This means that 97.6% or virtually all those surveyed, are doing their main food shop elsewhere.  
· The Core Strategy evidence base identifies the potential for additional supermarket provision in Royston to address a clear need which is demonstrated by the very low retention (2.6%) of main food trips in Royston and high outflow (approaching 97%) of such trips.  The current situation does not provide a sustainable pattern of food shopping provision.  
· The applicant’s disagree that the Co-op offers a relatively modern food shopping experience. It is an older and outdated store.  Furthermore, whilst Netto is now occupied by Asda with a refurbishment, the size of store remains the same as the previous Netto.  
· The vast majority of trade diversion to the proposed new store will be shoppers who currently live in the Royston area and who travel elsewhere to do their main food shop.  The proposed supermarket would attract them back to Royston.  The proposal will compete with larger foodstores elsewhere rather than directly with shops in Royston.  
· The available evidence confirms that Co-op attracts very little main food shopping and even then it is likely to be more frequent trips a few times a week with smaller spend per trip.  We consider it would continue to provide a food retail offer in Royston meeting more day to day needs of local residents.  
· The new store would enhance consumer choice in a location on the edge of the district centre.  There is not a sequentially preferable site for a supermarket of the size proposed within the district centre.  Consequently, the applicants consider it to be an appropriate location to meet the need for additional food store provision in Royston. 
· The applicants consider that the proposed supermarket would lead to linked trips with other shops and services in the centre providing wider spin off benefits.  

· Whilst little weight can be given to emerging policy in the DSAP, it nonetheless shows the Council’s current thinking for this site. The SHLAA simply identifies sites that may come forward in due course for housing development.  It is not a policy document.

Assessment
Principle of Development 
The site was formerly used by Royston High School and as such Core Strategy Policy CSP43 Educational Facilities and Community Uses is relevant. The policy requires that it be demonstrated that the site is no longer required for community use. This assessment was carried out when the site was marketed by the Council. The educational need ceased with the opening of the Carlton Community College and no other community use was forthcoming during the marketing stage and as such policy CSP43 is met. 
Residential
This is a highly sustainable location within Royston a principal town, which is identified in Core Strategy policy CSP8 as a location for housing growth. Furthermore, the proposed housing development is in line with advice given in PAN 30. 

The proposed housing density is approximately 37 dwellings per hectare, which falls short of the 45 dwellings per hectare for sites with excellent public transport links specified in policy CSP14. However, the proposed housing mix provides 2, 3 and 4 bedroom family houses including 21 affordable units. On balance, given the proposed housing mix meets the policy, that there is generous on site open space provided and that there are mixed residential densities surrounding the site, it is not considered that this shortfall would provide a justification to seek a higher density. 
Retail element and associated petrol filling station.
The main policy considerations are the sequential approach to site selection and an assessment of the impact on nearby defined centres (Royston and Barnsley).  This is an edge of centre location and both policy CSP31 and the NPPF require that a sequential approach be adopted to site selection in order to establish that there are no sequentially preferable suitable sites available. Saved UDP policies S1, S2 and S3 are also relevant in this regard. 

Evidence has been provided to show that there are no alternative suitable sites available within the defined centre of Royston and given that the proposed site is easily accessible to the rest of the centre, it conforms with the sequential approach.
The applicants estimate that there will be no significant adverse impact on the viability or vitality of Royston town centre. They estimate an impact on -4.6% on convenience trade and -1.8% on comparison goods trade. Moreover, they contend that the proposal will have a positive impact on the centre by clawing back trade from outside the area and increasing linked trips with other outlets. 
The applicants have identified a specific need for a superstore in Royston district centre. They have demonstrated that many residents travel outside of the centre to do their main food shopping. Furthermore evidence can be taken from the Council’s own smaller centres study carried out in 2010. This showed that the retention level for convenience goods in Royston catchment was only about 14%. So, in the main, the existing stores are only being used for top up trade. As Royston is a principal town the expectation is that it will be a local focus for shopping. In order to retain more trade and reduce shopping trips outside, a superstore of the size and scale proposed is needed.
Consideration needs to be given to the impact on the viability or vitality of any other relevant centre, the nearest being Barnsley town centre. The applicants have estimated that trade would be taken away from the edge-of- centre Morrisons and the potential new store at Heelis Street, which recently obtained planning permission, but that the impact will be insignificant and there will be no damage to their viability or vitality. There would also be impact on the Asda store off Old Mill Lane but this is out of centre and is not therefore protected by relevant retail policies.
Another consideration would be the impact that the store would have on any committed or planned development coming forward. There is none planned in the immediate area and there is likely to be no adverse impact on the proposed Barnsley Marketplace scheme, especially as the proposal is for 90% convenience goods. 

On the basis of the above analysis, the proposed foodstore complies with saved UDP policies S1, S2 and S3, Core Strategy policy CSP31 and the NPPF. 
Health Centre (outline application)

This is a community facility and Core Strategy policy CSP34 Educational Facilities and Community Uses is relevant. This requires that community facilities be in accessible locations. Given that the proposed health centre is close to the existing facility to be replaced and is a highly sustainable edge of centre location this requirement is met. 

Green Space

This site contains former playing fields and as such, Core Strategy policy CSP35 is relevant. Most of the sporting facilities have been replaced at Carlton Community College but there is still a deficiency in provision of mini soccer pitches and the quality of local facilities needs improvement. Therefore, a contribution of £100,000 has been agreed with Sport England to address this matter.  
The Council’s SPD Open Space Provision on New Housing Developments requires a minimum of 15% of the developable area be green space, unless an off-site contribution is appropriate. In this instance an informal open space and LEAP standard children’s play area would be provided on site. However, the formal recreation element is to be met by an off-site contribution in addition to the £100,000 outlined above. The Parks Officer has agreed to a commuted sum payment for future maintenance of the on-site open space. These contributions would be secured in a S106 agreement.
Affordable Housing
Within Royston, Core Strategy policy CSP 15 expects 15% of the proposed units to be affordable.  In this case, 21 affordable units are proposed on site, which reflects the policy requirement and would be secured by way of a S106 agreement.  The house types and tenures have been agreed with affordable housing officer, who has therefore raised no objections.
Highway Safety
Both prior to and since the application was submitted, there have been significant concerns expressed by local residents regarding the impact of the development on highway safety.
This site has therefore been the subject of extensive analysis to determine what type of uses and the quantum of those uses that could be accommodated on the highway network, as there is very little opportunity to improve the existing highway network within Royston. This eventually resulted in the production of a development brief, which gave a clear indication of the type and level of uses that could be accommodated on the site and required mitigation measures.
A Transport Assessment was produced to support the planning submission and was independently assessed by highway consultants on behalf of the council. The Transport Assessment was subsequently revised to take into account the comments of the independent consultants and the revised uses proposed on the site, which do not generate as much traffic as the proposal assessed during pre-application discussions. 
Officers have assessed this submission and raised some concerns about some of the results and the assumptions made in the report which again have been addressed by the developer, in particular, with regard to the operation of the signal controlled junction at The Wells.  The main concern was that the junction is working near capacity resulting in queues and has limited reserved capacity for future traffic growth or further development. However, both the junction capacity and the ability of the traffic to flow more easily can be improved by various mitigation measures. 
The main mitigation is the installation of a Microprocessor Optimised Vehicle Actuation (MOVA) system at the signal controlled junction.  This would assist with managing periods of congestion at the junction and improve efficiency.  It is generally accepted that MOVA provides an increase in capacity in the order of 5-15%.  Observations also show that there is significant pedestrian demand at the junction and that some pedestrians tend to press the button, then look if there is any approaching traffic and cross before the signals change to give them right of passage, thereby causing delays to vehicles. It is therefore proposed to install nearside indicators/pedestrian detection at all the crossing points.  This will cancel the demand for a pedestrian phase if the pedestrian has already crossed further increasing junction capacity and efficiency. 
It is also proposed to introduce new/amended traffic regulation orders around Royston, which will improve traffic flow in both the queue and exit lanes. This is required as the MOVA system is highly dependent upon the proposed waiting/loading restrictions being implemented to ensure the free flow of traffic over the detection loops on the approach to the signals and keeping the exit lanes clear to prevent queuing back through the junction.

The bus operators have identified issues around Royston and the mitigation measures detailed above, as well as improvements to existing bus stops, will assist in some of those issues and improve bus journey times.

The proposed development complies with the car parking SPD and highway design criteria. The submission is supported by a framework travel plan and a detailed travel plan would be required as part of any permission subsequently granted. This will include clear targets for modal shift and real time journey information would be available in the supermarket. Such measures would further reduce and mitigate the traffic impact and in the event that the required modal shift for the residential element of the scheme is not achieved, the developer would be required to issue a travel masterpass to each dwelling.
The suggested mitigation measures (installation of the MOVA, pedestrian crossing detection, TROs, improvements to bus stops) can be met by payment of a commuted sum, which would be secured in a S106 agreement.  Subject to these measures and suggested conditions relating to highway safety matters, Highways have raised no objections and the scheme is therefore considered to comply with Core Strategy policy CSP 26.  In addition, whilst there will inevitably be some impact on the highway network, the residual cumulative impact is not considered to be severe and accordingly the proposal also complies with relevant aspects of the NPPF.
Residential Amenity 
The application site is surrounded on three sides by existing residential properties. The proposed residential development is shown located in northern and eastern portions of the site where most of the existing residential development occurs. The proposed housing layout and has been designed to meet the minimum space standards set out within the Council’s SPD Design New Housing Developments. There is no appreciable change in levels or other site specific factors to warrant any additional separation distances over and above those normally required and on this basis the proposals would not result in excessive levels of overshadowing, overlooking or loss of outlook.  The residential element of the scheme is therefore acceptable in terms of impact on the amenity of nearby residential occupiers and offers adequate amenity for occupants of the proposed dwellings.
There are some houses fronting onto Midland Road that could be affected by the close proximity of a large commercial building.  For this reason the foodstore has been set away from the southern boundary beyond the health centre, which is far more modest in scale and height.  The Supplementary Planning Document Residential Amenity and the Siting of Buildings sets out a 25 degree rule to deal with situations where larger buildings are proposed close to dwellings. This rule is easily met because the health centre will be of a domestic scale.  As such, the massing, design and location of the store is considered sympathetic to the surrounding residential uses. 
The service yard for the proposed foodstore backs onto the existing ASDA service yard and the commercial yard to No. 63 Midland Road thus mitigating against any impact on residential amenity. However, there is still potential for noise nuisance from service vehicles loading and unloading at unsociable hours. The installation of acoustic screens, operation of a service yard management plan and restrictions on hours of opening would address this issue. 
The submitted noise report assumes 24 hour operation and demonstrates that acceptable noise levels can be achieved via use of a service yard management plan. Nevertheless it has been agreed that the proposed foodstore opening hours should be restricted to 07.00 to 23.00 during the week and 08.00 to 18.00 on Sundays and Bank Holidays by condition.

Mitigation is also proposed to ensure the petrol filling station would not have an unacceptable relationship with existing and proposed dwellings.  This takes the form of a 2m high close boarded timber acoustic fence and opening times being restricted to between 06:30 - 23:30 on Mondays to Saturdays and 09:30 - 18:30 on Sundays and Bank Holidays.

Most vehicles will use the proposed principal access, which is an extension of the existing cul-de-sac road alongside Asda. A secondary one way access is also proposed that will primarily serve the customer car park. This access road will be adjacent to No 17 Midland Road. The amount of traffic movements at the side of the property will increase significantly. However, given the fact that no service vehicles will be allowed by condition to use this access road and because the proposed hours of opening will be restricted any potential harm will be reduced. 
The design also attempts to integrate the proposed residential elements of the development with the proposed commercial development in a sensitive manner. This is achieved mainly via the location of the central open space and extensive landcaping.  Lighting in the foodstore car park, petrol filling station and car park will need to be designed so as not to affect nearby residential occupiers so conditions are recommended.
In the event that permission is granted, a condition is also recommended requiring submission of a Construction Method Statement to mitigate the impact on existing residents and businesses during construction of each of the phases.

Based on the above comments, all aspects of the scheme would ensure adequate levels of amenity for existing residents and potential occupants of the proposed dwellings in accordance with Core Strategy policy CSP 40.
Design & Visual Amenity
The application follows two presentations to the independent Barnsley Design Review Panel, key stakeholders and public consultation on two development options. The proposed design seeks to achieve a comprehensive urban design solution integrating and linking in with the existing uses and townscape in the surrounding area. The intention is to integrate the commercial and residential elements of the scheme into the wider environment with good permeability and attractive public open spaces. The increased connectivity will encouraging pedestrian and cycle trips to and from the development. 
Detailed negotiations on the housing layout have taken place with the likely house builder aimed at reducing the amount of hard surfaces and increasing greenery and distinctiveness. Standard house types have been altered to ensure that Warren Walk and the proposed public open space will be overlooked and the layout will provide natural surveillance over other paths, open spaces and the streetscape. There will be different road treatments in private drive areas and at corners and side-on plots low walls with piers will be used to add visual interest.
The supermarket elevations have also been amended to create more distinctiveness. There is to be further visual interest and articulation added by amongst other things emphasising the entrance and corner elements and reducing the size of the green, blue and white cladding panels. 

The Supermarket, PFS and Health Centre, are to be placed within in a landscaped setting, albeit around the large associated car parking area. The buildings and spaces are then to be linked by wide pedestrian routes so that the whole appearance is inviting, safe and attractive.  As such, the supermarket and Health Centre would have good links to the civic hub and the existing commercial core in Royston.
The proposed petrol filing station would be screened from Warren Walk and the new footway/cycleway by dense tree and shrub planting. The new roundabout at the eastern end of the site would also be distinctively landscaped to create a sense of place.
Overall, the layout is considered logical and the design reflects the aspirations of the development brief that was produced by the Council.  The scheme therefore complies with the objectives of Core Strategy policy CSP 29 and the relevant paragraphs in the NPPF.

Trees
The development of the site is relatively unconstrained by trees as these are mostly located on the western and southern boundaries. Some young trees are to be removed but very few of the larger more mature trees are affected. It is proposed to retain trees where possible and no objections are raised by the Tree Officer subject to conditions relating to tree protection. 
Ecology

The submitted ecology report states that the majority of the site comprises species-poor semi-improved grassland, with low botanical interest. The majority of mature trees and hedgerows around the periphery of the site are also being retained to mitigate for the loss of potential foraging habitats.  To enhance the site in terms of roosting bats, bat boxes are recommended to be erected on retained trees at the boundaries of the site and away from well-lit areas and nest boxes would be provided for breeding birds. In the event that permission is granted, these mitigation measures would be included within the landscape proposals.  On this basis, the Council’s Ecologist has raised no objections.
The sympathetic use of lighting within the development is also recommended so that the

site does not become unattractive for local wildlife. As discussed earlier, this is also necessary for residential amenity reasons. 

Coal Mining and Contaminated Land

There is a fault passing through the site but no objections are raised as this can be resolved during the building control stage.
A desk top study has been undertaken and this recommended an intrusive investigation before development commences. There are no objections raised to this approach.  

Drainage
Reports have been submitted to show that the site can be satisfactorily drained and SUDs can be employed to reduce surface water run-off. There are sewers crossing the site and a sewerage pumping station is located in the north east corner. These matters have been addressed in the design and conditions are recommended to ensure compliance with Core Strategy policy CSP 4.  The Council’s Drainage Engineer, Yorkshire Water and the EA have therefore raised no objections. 
Energy Conservation & Sustainability
The proposed dwellings would all meet code level 3 and the supermarket and health centre would achieve BREAAM very good standard in accordance with policy CSP 2.  However, the developer has estimated that to comply with CSP 5, which requires a 15% reduction in CO2 emissions, the estimated additional cost would be in the region of around £480,000 in total, of which £280,000 would be related to the supermarket. The supporting text to the core strategy policy (CSP5) indicates that the policy will be applied flexibly and in this case the proposed development incorporates sustainable buildings as well as a range of other measures including 15% affordable housing and also provides more than the minimum 15% POS required under the relevant policy.  On this basis, given the significant cost implications and the package of mother measures that are proposed, it is considered that the requirements of policy CSP 5 can be waived.
Conclusion
This is a mixed use scheme that includes housing, retail and community use. There was no interest expressed in using the site for a community purpose aqnd consequently the proposal reflects the requirements of Core Strategy policy CSP 43. Royston is a principal town which has been designated as a location for growth in the Core Strategy. The site is in a highly sustainable location that meets advice in PAN 30 and the scale of development proposed is considered to be appropriate in the context of the surrounding area. 
The applicants have provided evidence that a new foodstore is needed to retain more trade within Royston where the existing stores are mostly being used for top up shopping. They have also addressed fears raised that the impact on the Co-op and other existing businesses will be significant. There are no sequentially preferable sites and as such the proposals conform with local and national retail policy.
The proposal will provide overspill car parking for the civic hub and a relocated health centre. Affordable housing, a greenspace contribution of £100,000, on-site and off- site public open space and improvements to bus stops and other highway matters will be provided via a section 106 agreement.
Subject to the highway mitigation measures, the proposal provide a safe, secure and convenient access for all road users and would not have a severe cumulative impact on the highway network in accordance with policy CSP 26 and the advice in the NPPF.  The scheme is also considered acceptable in relation to its impact on Royston centre, residential amenity, visual amenity and when assessed against other material considerations.  The proposal therefore complies with relevant development plan policies and the advice in the NPPF.
Recommendation

Grant subject to: 
A Section 106 agreement to provide -  
· 21 affordable housing units, 
· £100,000 greenspace contribution and compensatory off site contribution for provision of formal open space, 
· Provision of on-site open space and contribution towards maintenance
· Contributions towards improvements to nearby bus stops, traffic regulation orders and other highway mitigation measures (including MOVA and pedestrian detection system)
The following planning conditions - 


