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1.0 Introduction and Description of Proposed Development

1.1 This planning statement has been prepared on behalf of Ben Bailey Homes to
support the substitution of a number of plot types to an extant resldentiai
development site at Goldthorpe Colliery, Doncaster Road.

1.2 The extant planning permissions which gave approval for the site to be
developed out for the purposes of residential are noted as follows;

• Application No. BI0311025fDE : Restoration of Site. Approved 26'h
September 2006 .• • Application No. BII0412330fDE : Mixed use employment and
housing development (323) dwellings with new site access.
Approved 19th October 2005.

1.3 The extant planning approval incorporated a number of residential property
types that are not considered to be unattractive to the open market and, as
such, in order to deliver the scheme it is the case that a number of the
properties have had to be amended to ones that are more 'appropriate' given
the current economic climate.

1.4 As such, a number of apartments and traditiDnal dwellings have had to be
remDved and replaced with properties that are not Dnly mDre affDrdable but
ultimately ones that are considered tD respond to specific market demand
within the local area.

1.5 The extant planning approval gave permission for a total of 323 residential
properties in total. As the re-planning of the site has subsequently altered the
hDuse types proposed, it is also the case that the number of properties to be
completed on the site has also changed,•

1.6 As such it is proposed that the site can now deliver 339 residential properties
in totality and as such this is an increase of 16 units. It is important to nDte,
for clarity, that two pianning applicatiDns have been IDdged. The first
application relates to 5 Df the propDsed house types, and, it is this application
that will fDrm the basis Df the proposed show homes. The additional
applicatiDn then seeks permission fDr the substitution of 219 plots

1,7 This amendment in respect Df the piDt substatiDns is however considered tD
be acceptable. The extant point of access is considered to be whDlly safe
and, as such, the addltiDnal units which only represent a marginal increase
over and above the approved development.

1.8 The key point hDwever is that In amending the scheme it is envisaged and
hoped that the development will subsequently becDme economically
deliverable and that the site can be unlDcked.

1.9 This is an exceptiDnally impDrtant pDint as, nDt only is the site partially
developed at this mDment in time but also that in delivering the wider site and



impDrtantly 339 dwellings the site will assist the LDcal Authority in delivering
much needed new IDcal housing tD meet its future hDusing growth targets.

1.10 The planning submission comprises: -

• Design and Access Statement (incorporated within this Planning
Statement);

• Planning Support Statement;

• Topographical Survey;• • Full plans and elevations;

• Summary of Geo-Environmentallssues;

• Drainage Summary; and

• Sustainability Statement.

1.11 A number Df technical reports were iodged and approved with the extant
planning approvals that have subsequently been implemented. FDr clarity,
and the avoidance Df IDdging unnecessary technical data, these elements
have been held back. It is the case hDwever that shDuld the Local Pianning
Authority cDnsider that reference to these dDcuments should be made that
these can be lodged for cDmpleteness in due course.

i. The site's brownfield status and the appropriateness of
residential development in the context of the site sustainability
and the adjoining land uses.

•
1.12 An assessment Df the develDpment prDpDsalsagainst those policies is then

undertaken in order tD determine whether the proposed development is
cDnsidered tD be in accDrdance with the relevant planning policy .

1.13 In fDrming the develDpment propDsals for the site, the characteristics of the
surrounding area and the relatiDnship Df the site tD adjacent buildings have
been carefully cDnsidered.

1.14 In this cDntext, it shDuld be emphasised that in developing the propDsals fDr
the site, careful cDnsideration has been given tD the following key criteria: -

Ii. The need to provide a high quality design in order tD make a
positive contribution to the local environment and street scene.

iii. The requirement to provide a scheme which creates a high
degree of residential amenity for its occupiers without
prejudicing the amenities of existing occupiers of both the
adjoining residential properties.

2



•

•

iv. The deiivery of an important residential development site within
the locality of Barnsley in order to aid the Local Planning
Authority to achieve and deliver much needed new housing.

1.15 In seeking to achieve such a high quality scheme, the requirements of the
Statutory Development Pian for the area have been borne in mind, as has the
national and regional planning context. This scheme is assessed against
t.hese materiai considerations in the foHowing sections and will also be
considered against.both nationai and local planning poiicies.

3



2.0 NationalPlanning Policy

Planning Policy Statement 1 Delivering Sustainable Development

2.1 PlanningPolicyStatement1 sets oul the overarchingplanning policieson the
deliveryof sustainabledevelopmentthroughthe planningsystem. It advises
at paragraph5 that:

"Planning should facilitate and promote sustainable and inclusive
patterns of urban and rural development by:

• • Making suitable land available for development in line with
economic, social and environmental objectives to improve
people's quality of life;

• Contribution to sustainable economic development;

• Protecting and enhancing the natural and historic environment,
the quality and character of the countryside, and existing
communities;

• Ensuring high quality development through good and inclusive
design, and the efficient use of resources; and

• Ensuring that development supports existing communities and
contributes to the creation of safe, sustainable, liveable and
mixed communities with good access to jobs and key services
for all members of the community."

2.2 PPS 1 funherernphasisesin paragraph27 the generalapproach to delivering
sustainabledevelopmentwhichincludes:.• "Promote urban and rural regeneration to improve the wellbeing of
communities, improve facilities, promote high quality and safe
development and create new opportunities for the people living in those
communities. Policies should promote mixed use developments for
locations that allow the creation of linkages between different uses and
can thereby create more vibrant places."

"Provide improved access for all to jobs, health, education, shops,
leisure and community facilities, open space, sport and recreation, by
ensuring that new development is located where everyone can access
services or facilities on foot, bicycle or pUblic transport, rather than
having to rely on access by car, while recognising that this may be more
difficult in rural areas."

"Promote the more efficient use of land through higher density, mixed
use development and the use of suitably located previously developed
land and buildings. Planning should seek actively to bring vacant and
unused preViously developed land and buildings back into beneficial
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use to achieve the targets the government has set for development on
previously developed land."

2.3 Good design is also emphasisedin the PPS advising that this should: -

• Address the connections between people and places by
considering the needs of people to access jobs and key services;

• Be integrated into the existing urban form and the natural and
built environments;

• • Be an integral part of the process for ensuring successful, safe
and inclusive villages, towns and cities;

• Create an environment where everyone can access and benefit
from the full range of opportunities available to members of
society; and

• Consider the direct and indirect impact on the natural
environment."

2.4 PPS 1 is clear that all new development should be underpinned by the
principle of sustainable development. To that end new residential
development sites should be positioned so as to make the best use of local
amenities including public transport.

2.4 The development seeks to redevelop an existing brownfield site that is
located within an existing residential area. The application site is a short
distance to local amenities such as public transport, daily conveniences and
employment opportunities.• 2.5 It is therefore considered that this is a Whollysustainable site and suitable for
redevelopment. Planning permission was granted by the local Authority
originally for the development of the site as it was acknowledged that the
scheme brought a significant amount of major enhancements to the amenity
of the wider area.

2.6 The site has, as noted, the benefit of planning permission for residential
development already and, accordingly, the revised proposals are merely
seeking to substitute a number of the approved house types in order that
these will be more attractive to the open market and thus enable the site to be
finally delivered.

Planning Policy Statement 3: Housing (April 2007)

2.7 Planning Policy Statement 3, 'Housing', was introduced by Government in
November 2006 although was not adopted until 1,I April 2007.

2.8 PPS 3 states that the planning system should deliver;
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• "High quality housing that is designed and built to a high standard;

• Housing developments in suitable locations, which offer a good
range of community facilities and with good access to jobs, key
services and infrastructure."

2.9 PPS 3 is clear that the specific outcome of the planning system should be to
deliver high quality housing that is built within accessible areas. New
developments should aim to provide new housing that will then be accessible
to the market in order to address the specific housing requirements of the
community .• 2.10 PPS 3 continues to promote the key development theory of sustainability.
The premise is that all new housing development should be iocated in such a
way that it is accessible to local amenities and employment opportunities.

2.11 A requirement is then placed on the Local Planning Authority to ensure that
there is a consistent five year supply of housing land in order to meet the
short term needs of the local area.

2.12 The five year supply is not solely the delivery of planning permission for new
development but also to ensure that the level of housing completions within
the district is at a level which will ultimately ensure that the market is met with
the necessary supply to meet anticipated demand.

2.13 The guidance within PPS 3 specifies that it is the Government's target to
achieve 60% of all new development on previously developed land, i.e.
brownfield land.

• 2.14 The key theme for development is however that it shouid be sustainabiy
located, a point which is further noted in paragraph 41 of PPS 3 which then
recognises that not all land, in particular brownfield land will be suitable for
development jf it poorly located in relation to eXisting amenities.

2.15 Ultimately, it is important that the site is developed in order to aid the Local
Planning Authority in meeting their requirement to ensure an appropriate
supply of housing within the District. The key point to note is that the extant
planning approval is not considered to be appropriate and, as such, it is the
case that at this moment in time the site cannot be delivered.

2.16 The approved layout and house types have therefore had to be amended in
order to achieve a scheme that is considered to be more attractive to the
open market and thus deiiverable.

2.17 On that basis the proposed re-planning of the site is in line with the guidance
contained within PPS 3.
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Planning Policy Guidance Note 13: Transport (March 2001)

2.18 Planning Policy Guidance Note 13 sets out the over arching principles of
sustainable travel and methods of movement that should be considered when
assessing development proposals.

2.19 The key theme of sustainability, as noted in PPS 1 is carried through PPG 13
to ensure that developments are located in such a way so as to enable
accessible movement.

2.20 To that end Paragraph 13:-

• "To promote more sustainable patterns of development and make better
use of previously developed land, the focus for additional housing
should be eXisting towns and cities. PPG3 requires Local Planning
Authorities to build in ways which exploit and deliver accessibility by
public transport to jobs, education and health facilities, shopping,
ieisure and local services."

2.21 PPG 13 also requires Local PlanningAuthorities to: -

"Place the needs of people before the ease of traffic movement in
designing the layout of residential development; and

Seek to reduce car dependence by facilitating more walking and cycling,
by improving linkages by pUblic transport between housing, jobs, local
services and local amenity and by planning for mixed uses."

•
2.22 The development site is located within an area of accessibility to local

amenities, employment opportunities, modes of public transport and also
recreationalopen space.

2.23 The application site is located within an existing urban area which is well
located to necessary amenities such as public transport. On that basis it is
considered that this is a wholly sustainable site sUitabie for residential
development.

2.24 It is also the case that the extant planning approval gave permission for a
specific quantum of development and, as the re-planning of the site has
yielded a marginal increase in the number of units proposed, that the site's
access will still operate in an appropriateand safe manner.

2.25 As such the proposed redevelopmentwill therefore not detrimentally impact
upon highway safety in the local area. On that basis the proposal is
considered to be wholly appropriate when determined against national
planning policy guidance.
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Conclusions

2.26 It is considered that the proposed substations of the previously approved plots
is wholly compatible with the terms of national planning policy. The
application site is an existing brownfield site located within an urban area and,
on that basis it is determined that this is a fully sustainable location for new
residential development.

2.27 Furthermore, the proposed re-planning of the site has been specifically to
enable the scheme to be responsive to the local housing need and as such it
is envisaged that in re-drafting the proposals the site will be deliverable,•

8

•



•

•

3.0 Development Plan Assessment

3.1 The Statutory Development Plan for the area comprises the Barnsley
Metropolitan Borough Council Unitary Development Plan.

3.2 There are a number of 'saved' policies within the Unitary Development Plan
that are relevant to the proposed development. The Local Planning Authority
is at present working towards producing the Local Development Framework
which ultimately will replace the extant Unitary Development Plan.

3.3 However, at this moment in time the Local Development Framework (LDF)
remains a work in progress and, as such, the extant Unitary Development
Plan's (UDP) saved policies will guide development in the District.

3.4 These policies can be summarised as;

• Housing Policies;
• Built Environment Policies;
• Environment Standards;
• Transport Policies;
• Utilities; and
• Relevant Supplementary Planning Guidance.

3.4 The proposed development has been assessed against these groups of
policies in the following sections.

Housing Policies

3.5 Policy HZ sta1es that the Local Planning Authority will ensure that there is a
sufficient supply of land is available in order to meet the future housing
demand within the District.

3.6 Policy H5 then notes that the Authority will encourage a diversity in residential
property types in order to ensure that all needs of the market are fully met by
new housing development.

3.7 Policy H6 then states that all residential development above a specific
threshold must incorporate sufficient public open space in order to meet the
future needs of the end residents.

Built Environment Policies

3.8 Policy BE5 identifies that the Local Authority will seek to enhance the
environmental quality of existing housing, commercial and industrial areas.

3.9 Policy BE6 then notes that the Local Planning Authority will seek to ensure
that good design is achieved in all new developments in order to form a
development that is considered compatible with Its surroundings.
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Environment Standards

3.10 Policies ES7 stales that where the Local Planning Authority are aware that a
site is potentially contaminated. it is the case that the Council will seek to
ensure that the necessary remediation work is undertaken in order to bring
such a site forward for development safely. The site has been completely
contaminated in accordance with conditions previously set down by the Local
Authority and as such the site is considered to be ·clean'.

Transport Policies

• 3.11 Policy T2 states that development will only be allowed where it can be
demonstrated that the site can be accessed safely and without the detriment
or harm to the adjacent highway network.

3.12 Policy T17 states that all new development proposals should be designed in
accordance with the Local Planning Authority's requisite parking standards.
The basis for this is to ensure that all new proposals are formed in such a way
so as to provide a sufficient level of private. off street parking which in turn will
ensure that the adopted highway remains free from parked vehicles.

10

3.13 Policy T27 then notes that all new development proposals will be required to
take into account the needs of pedestrians and, as such, layouts should be
appropriately designed.

Utilities Policies

•
3.14 Policy UTL2 identifies that all new development should be capable of being

accommodated or served by the existing utilities network. In particular, any
development which cannot be accommodated in such a way will therefore be
refused permission unless appropriate mitigation and improvements can be
secured through the planning process.

Supplementary Planning Guidance 2 : The Design and Layout of New
Housing Development

3.15 Supplementary Planning Guidance 2 (SPG 2) supports the relevant planning
policies saved and retained within the extant Unitary Development Plan.

3.16 The submitted revisions are considered to be wholly appropriate and in line
with the guidance as set out in SPG 2. The extant approved scheme was
clearly designed in order to ensure that the proposals led to an acceptable
level of amenity for both the future and the adjacent occupiers.

3.17 The Local Planning Authority noted that the scheme was considered to be
wholly appropriate and, as such the proposals should be supported by the
Local Authority.

3.18 The revisions seek further to enhance both the proposed layout and finished
residential properties in order to provide a scheme that reflects and



incorporates the local vernacular whilst at the same time creating a clear
sense of identity.

Assessment

3.19 The proposed redevelopment of this eXisting residential site is considered to
be wholly in line with the relevant planning policies contained within the UDP.

•
3.20 The application site is an eXisting brownfield site located within an urban area,

and, on that basis the proposed redevelopment of the site to provide new
residential properties is considered to be Wholly appropriate and in line with
both national and local planning policy.

3.21 The submitted planning application provides an opportunity to enhance the
visual amenity of the surrounding area whilst at the same time forming a
scheme that is reflective with the local vernacular whilst also forming a clear
sense of identity.

3.22 It is important to note thai the application site has been partially developed
and, as a direct result of the economic downturn and, in particular how this
impacted upon the residential development market, the site was stalled as
funding was subsequently withheld.

3.23 This viability of the site was further delayed as a further result by the financial
institutions withholding mortgages and funding for members of the public and,
as such, given the paucity of investors and homeowners who could secure a
clear line of available funding the development of the site had to be withheld.

11
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3.24 Following a detailed review of the scheme by Ben Bailey Homes it is now

deemed that in substituting a number of the approved house types that these
will be more attractive to new potential owners and, as such, there is renewed
confidence that the scheme can be delivered.



4.0 Design and Access Statement

4.1 This statement takes account of the advice set out in DCLG Circular 01/2006,
"Guidance on Changes to the Development Control System". it has also
taken account of the CASE pUblication,"Design and access statements - how
to write, read and use them".

4.2 These documents have a common approach to the form and content of a
design and access statement:

• "A design and access statement is a short report accompanying and
supporting a planning application to illustrate the process that has led
to the development proposal, and to explain and justify the proposal in a
structured way" (S60, Circular 01/2006)

"The level of detail required in a design and access statement will
depend on the scale and complexity of the application, and the length of
the statement will vary accordingly. Statements must be proportionate
to the complexity of the application, but need not be long." (S62,
Circular 01(2006)

4.3 Both documents also indicate the issues to be addressed, these being
amount of development, layout of buildings, routes and spaces, scale of
buildings, landscaping and appearance: the CABE document also make
reference to use: all six matters are addressed herein.

•
4.4 It is worthwhile noting that Circular (01/2006) accompanies the requirements

for Design and Access statements. Paragraph 62 of the Circular is clear
insofar as Design and Access statements will vary according to the type and
scale of development to which they will support .

4.5 To that end as the proposed form of development is relatively simple in that it
seeks approvai to substitute a number of plots within an approved scheme, it
is considered that a full raft of assessment is not required in this instance.

The Proposed Development

4.6 The attached planning applications seek permission for two forms of
development. These are noted as follows;

• Substitution of preViously approved plots to form 5 dwellings;
and

• Substitution of previously approved plots to form 219 dwellings.

4.7 The overall re-plan of the site therefore renders a total of 224 properties.
When these are set against the wider site's approval it is the case that the
development will deliver a further 16 units over and above the previously
approved 323 properties. This is considered to be acceptable in both national
and local planning policy.

12



Relevant Planning Policy Considered

4.7 Regard to Section 3 of this formal Planning Statement shouid be made in
relation to the relevant national and local planning policy that has been
considered.

Amount

4.8 The attached planning application seeks permission to substitute
approximately 208 plots from the extant planning approval and replace these
with 224 units which are considered to be more attractive and thus deliverable
to the opell market.• layout

4.9 The proposed layout is similar to that previously granted planning permission.
There are however some subtle changes in the orientation of the internal road
network which has been redesigned so as to ensure that a more appropriate
configuration is delivered which in turn has an impact in relation to the
number of properties that can be integrated as part of the development as a
Whole.

Routes

4.9 This is considered to be inappropriate. As noted above, the iayout of the
revised proposals is not considered to be too dissimilar to that prev'lously
approved by the Local Planning Authority. Nonetheless, the changes in the
delineation and orientation of the internal estate road is considered to be
appropriate in relation to the form of the site as a Whole.

• Scale

4.10 The proposed dwellings will be of a two, two and half storey and three storey
construction.

landscaping

4. i i The proposed deveiopment incorporates significant areas of public open
space and private landscaping. The location of the internal greenspace is as
previously approved and, given that there is only a marginai increase in the
number of residential units this is considered to be wholly appropriate.

4.12 Nonetheless, the extant planning approval incorporated the proVision of a
payment to Barnsley following laying out of the approved area of pUblicly
access open space. Thal land has not yet been laid out and as such the
reqUirement is still considered to be valid. The applicant company has
indicated that the requisite payment, as set out in the extant Section 106
Agreement will be paid to the Local Authority.

13



4.13 However, rather than pay 50% of the total sum agreed, it is the case that Ben
Bailey Homes will forward the payment of £218,703 to the Authority in June,

Appearance

4.14 The proposed residential properties are considered to be of a form and scaie
that is reflective of the properties to be retained. It is important to note the
schedule of materials as stated on the submitted plans are consistent with
those properties that have either been constructed or, are in the process of
being constructed.

• 4.15 Notwithstanding this point the proposed dwellings have sought to take
reference from the immediate adjacent properties. as uitimately it wili be the
case that they are seen in context of these properties. The use of brick and
render for the proposed materials is one that is consistent within the locality
an as such would be wholly appropriate when viewed in this local context.

Access

4.15 DCLG Circular 01/2006 describes the purpose of this component of the
Design and Access Statement as being to

14

"explain how access arrangements will ensure that all users will have
equal and convenient access to buildings and spaces and the public
transport network"

4.16 As noted the wider development site already benefits from an extant planning
permission. The site is considered to be in an accessible location where the
end users will have access to the pUblic transport network .

•



5.0 Conclusions

5.1 The development proposed has been carefully formed, laid out and designed
so as to ensure that the end scheme will be fully consistent with the
surrounding area in terms of form, layout and appearance.

5.2 The proposal has a number of significant benefits deriving from it and should
be supported by the Local Planning Authority for the follOWing reasons: -

• • The site clearly falls within the definition of previously developed
land as set out in PPS3;

• The site benefits from an extant planning permission for 323
units of which it is proposed to remove 208 dwellings and
replace these with a total of 224 differently designed properties.

• The re-planning of the site and the subsequent substitution of
the approved plots will facilitate the development to be unlocked
and thus aid the Local Authority in the delivery of new homes
which are considered important to meet the area's demand;

• Given the brownfield status and the site's location within the
urban area, the site should be accorded first priority as a
residential development opportunity;

• The site enjoys a relatively sustainable location Whereby pUblic
transport and local services and faCilities are readily available.

• • The scheme would generate clear and unequivocal
environmental gains through the securing of the redevelopment
of an unattractive site which is presently sat idle and it's
replacement with aesthetically pleasing structures.

• The scheme fully satisfies all residential amenity policies of the
UD? and incorporates areas of fUlly usable public and private
space; and

5.3 The proposed development is considered to be wholly appropriate and thus
planning permission shOUld be granted for the substitution of the approved
plots within the extant planning permission for properties of a slightly varied
design.
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3. The boundary treatment as indicated on 2101/01 d - OM - , .8s1- 1.2p&4r - , .2fr· 1.Bp&p shall ':,\
be completed before the associated buildings arB oocupied. Development shall be carried out
in accordance with the approved details and shall thereafter be retained.
In the interests of tho vlsunl Qm(7f tho locnlity and tho amonitles of occupiers 0;

\?t.~~~ :
The 9ronr 01 rhls can •• nl does nol Signed '.
con.riM. OJ'impJypIJrmIOlJIM. Assistant Director, Planning and Transponation
apprrwsl or CMS6fl1 by th9 Loeal
Aulhority for any Dlh.r P"'POS.. Dated , 9 October 2005

FROM RPSGRDU~~LL . _..._" -_. __ .' ._. ~_...
,f~mffi0[~0[1[3v
• Metropolitan Borough Council

GRA.NT OF PLA~N[NG PERMISSION

TOWN AND COUNTRY PLANt~It~G ACT j 990,
APPLICATION NO. Bl04/2330/DE

To A Ogden & Sons Ltd
do RPS
52 Princess Strest
Manchester
M16JX
Mixed use employment and housing development (323 dwellings) with new site ac~ess.
Site of former GoldthOrpe Colliery and adjacent land off Doncaster Road, Goldthoq:le, R

Proposal
At

• Permission is granted for the proposals which were the SUbject of the Application !lnd Plans
registered by the Council on 23 November 2D04 and described above.

I

The approval is subject on compliance with the following conditions:

1. The development hereby permitted shall be begun before the expiration of 5 years f:om th~
date of this permission. :
In order to complv with tho prOVision of Section ~1 of the Town and Country Planning
Act 1990. I

2. The development hereby approved shall be cerried out In strict accordance with the follOWing
(amended) plans and specifications, unless prior written consent has been given by the Local
Planning Authority to any minor variation: DLA 1838·1 OB;11a;12b;1 3b • DLT 0050-1 SA - 25DO
15 Draft: 10/02c; lo/Ole; tOl03e; 12101b; lOfD4b; 14101· DP1051 PUD01B; 002; D03; 004;'
005; 006; 007; 008; 009 - 21011010 - 2101/01 (SH.2)b ·2101/11 c - 2101/POS/LEVELS •
Harrow200S· Henley2005 • Abbeydale(M)2005· Abbeydale(E)2005' Chalsworth2005 -
Devon(M)2005· Devon(E)200S • Eismere2005 • Fairtord(M)2D05 - Fairtord(E)2005 -
Hertford2005 - IIston2005 . Jarrow2005 - Kirkland2005 • Undricl:2DOS - N0r1on2D05 -
Newstead200S • Oakland200S - Portland2005 . S.gamge - S.garage>:2 - S.garageX3 •
S.garagex4 • S.garagexS • S.garagex6 • D.garage • 2+2+2aslElevations - API2+2+2
GFasIWD· AP/2+2+2+FFasIWD· AP/2+2+2 SFasIWD - APT/12
For tho livoldancn ot doubt OG !menclments hllve bean submItted during the course of
proc['ssing tke application. .

•

Planning and Transportation Service
Central Offices, KendrllY Street, Barnsley_ S70 2TN

Telephone: 01226 - 772000
Fex: 01226· n2591

.1
\

: I
i

'1

,
. !
i
I



19-0C1-2005 1.0: 18 FP.Ot1 kl-'~u~UU~r-'L'_-_&_-".- -_ ..... _- --~--------
a:lloil'ling property.

;
4. The dsvi31:lpment shall be carried owl in accord with the agreed Remediation Strategy :

submitted by Encia ref no 905DI1 dated Ivlarch 2005 uno En=ias lettsr dated 11 April 2005.
To ensure that the sIte Is approprietely remedillted. '

,,
5. No residential development shall take plaoe until full details of the proposed external materials

have been submitted to and approved in writing by the Lo:;al Planning Authority. The :
residential development shall be carried out in accordance with the approved details.
In the interests of Inn ,,1&UIIInmenlties of the locaUty.

,
6. No industrial development shall take place until full details of the proposed external matBri~ls

have been submitted 10 and approved In writing by the Leo'll Planning Authority. The
industrial development shall be carried out in accordance with the appro"eCl detailS.
In the; inlDresls of the v!sual aml'lnltlBll of the IOCOJlity.

7. The development shall procrlsd in accordance with the submi\1ed flood risk assessment
incorporating the recommended mitigation measures into the construction of the development.

• To minimlsll the Impacts of rloClcling. !

8. No development approved by this permission shall be commenced unW a scheme for the
provision and implementation of B surface water rUr\-oH limitation to 61 rate of 5
litres/second/hectare has been submitted to and approved by the Local Planning Authority:
The scheme shall be implemented in accordance will', the approved programme and details.
To prevent the increl!sed rlsl: of floodln;_

9. The site shall be developed with separate systems of drainage lor foul and sUrface water on
and oH-slte.
In the Interests of satisfactory and sustainable drainage.

•
10 All facilities for the storage of oils. fuels or chemicals shall be sited on impervious bases and

surrounded by impervious bund ....alls. The volume of the bunded compound Should be at least
equivalent to the capacity of the tank plus 10%. If there is mulitple tankage, the compound:
should be at least equivalent to the capacity of the largest tank, or the combined capacity of
interconnected tanks, plus 10%. All filling points, vents, gauges and sight glasses must be .
located within the bund. The drainage system of the bund shall be sealed with no discharge; to
any watercourse, land or underground strata. Associated pipework should be located above
ground and protected from occidental damage, All filling points and tank overflow pipe oullets
should be detailed to discharge downwards into the bund.
To prevent pollutIon or tho water environment.

1I Prior to being disl;harged into any watercourse, surfece waler sewer or soak away system, all
surface waler drainage from parking arass and hardstondings shall b" passt'Jd through an oil
inlerceptor installed in accordance with 8 scheme previously submitted to and approved in
writing by the Local Planning Authority. The approved scheme shall be retained throughout
the construction period.

Planning and Transportation Servico
Central Offices. Kendmy Stroot, Barnsley. 5702TN

Telephone: 01226 - 772000
Fal:: 01226 - 77259'
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~--TOr;B';~ri( ti,~-poll~ti~~ ·0'-th~we-tar environment.

•

12 Prior to the commencement of works on site, 8 settlement facility lor the control of susperil~jed
solids from surface water run-off during construction works shall be provided in accordance
with details previously submitted to and approved by the Local Planning Authority. The
approved scheme shall be retained throughout the construction period.
To prevent polhltlon of the water envIronment.

•

13 Unless otherwis6 agreed in writing by the Local Planning Authority, no building or other .
obstruction shall be located over Dr within 3.0 (three) metres of either side of those lengths of
the e~isting sewerto be retained end the proposed new sewer. which cross the site as shown
on draWing no.s 2500/1 0/02c; 2500/1010\ Band 2500/1 0/03e.. .
In order to Bilow llufflclent A::c:aSlt for maintenAnce and ~palr worle at all times.

14 No piped discharge of surface wetsr fro~ the application site shall take place until works t~
provide a satisfactory outfall for surface water have been completed in accordance with detils
to be submitted to and approved by the Local Planning Authority before development .
commences. i
10 ensure tnat the flite Is propnrly drained and surface water Is not discharged to th',.,
fOUl sewerage system Which wll! prevent oller'oodlng.

15 No development shall take place until delails of the proposed moans of disposal of foul and
surface water drainage, including details of any balancing ponds, have been submitted to and
approved in writing by the local Planning Authority. .
To,ennure that the development can be propArly drained.

\ S Unless otherwise approved in writing by the local Planning Authority there shall be no pipe!d
discharge of surface water from the development prior to the completion of the approved
suriace waler drainage works and no buildings shall be occupied or brought into use prior to
comple1ion of the approved foul drainage works. .
To ensure thllt no foul or surface water dlsch/lrges take place until proper provision
has boon made for theIr dlspQltlal.

17 Development shall not commence until arrangements have been entered into tD secure
highway works to mitigate the effects of the development, and such works shall be completed
prior to the residential occupation of the 515t residential property. unless otherwise agreed fn
writing with the Local Planning Authority, as shown on drawing no Dl T 0050-15a and these
works shall comprise of: -
al Provision of central island Dn Doncaster Road:
b) Provision of centrai island within the access road;
c) Provision of kerb build out/sheltered parking area on Doncaster Road;
dj Provision of all necessary signing Ilnd lining;
e) Resurfacing of carriageways and footwllys as required
f) Relocation/provision as neoeS!lllry of street furniture.
In the interests 01 highway safety.

Planning and Transportation Servloe
Central Offices. Kandray StroBt, Bnrn&ley. $702TN

Tolaphone: Cl1226- 772000
Fax: 01226 - 772S!l1.
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adeq~ale at:cess.
In the l!'ltemsl!> oy hIS:hw8!¥ GIllely.

•

19 Residential development shall not commen:::e until details of the residential site compound,
sales office and customer parking areas. onsite plant arid material storage areas and parl;ing
fDr all employees vehicles have baen submitted to and approved in wrrting by the Local
Planning Authority and such sneas shall be retained for that sole purpDse at all times.
In thll inlerosts of hir:lhwoy &.!llety.

20 Industrial development shall not commence until details of the industrial site compound, sales
office and customer parking areas, onsite plant and material storage areas and parking for all
employees vehicles have been submitted to and approved in writing by the Local Planning
Authority and such aress shall be retained for that sole purpose at all limes. .
In the Intorests of highway slllfsty.

•
21 Development shall noJoommence until details of measures to prevent mud/debris from being

deposited an the public highway have been submitted to and approved in writing by the Looal
Planning Authority and such measures shall be retained for the entire duration of the works .
In the interests of highway sRfety.

22 Development shall not commence until a condition survey of the highways to be used by
construction traffic, including structural integrity, hus b..en carried in association with the Local
Planning Authority. The methodology of the survey shall be approved in writing by the Local
Planning Authority and shall assess the state of the existing highway. On completion of the
development a second condition survey shall be carried out and shall be submitted for the:
written approval of the Local Planning Authority, which shall identify any defects attributable to
the traffic ensuing from the development. Any necessary remedial works shall be completed at
the developers expense in accordance with a schema to be agreed in writing by the Local .
Planning Authority.
In the il"lt~Nl!lts of highwBy sllfety.

23 No dwelling shall be occupied until that part of the access road Within the residential area. that
provides a:::cess to it has been constructed up to at least binder course leval and prOVided with
operational drainage and street lighting.
In the intere!:lll of highwoy slIfety .

I
I

24 No devalopment shall take place until full highway engineering construction details have been
submittod and approved in writing by the Local Planning Authority. Thereafter the .
development Shall be undertnken In accordance with the approved details.
in the interosts of highway safety.

25 Prior to the commencement of building operations within the residential and industrial ,
deveiopment areas, details of the phased hard surfacing and drainage of eacn resepctive site
vehicular area shall have been submi\1sd to and approved in writing by the Local Planning
Authorily. Thereafter all on s,le vehicular areas shall be hard surtaced and drained in an
accordance with the approved phasing scheme priDr e!lch respective part of the residential

Planning and Transportation Service
Contral Dllioos, Kendray Street, Borosley_ 5702TN

Telephone: 01226·772000
Fax: 01226 - 772591
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depnsiled nn the public highway to the detriment of road s21fety.
In the interests of nlt)hwr!y safety.

•

i

26 All mruc1ural planting adjacant and surrounding the industrial dsveloprnen1 slial\ be carried out
wrthin the ilrst planting season prior tn the commencement of the industrial development. .
In the Int~restg of the v/sualamenll/as of trle loc:sllty,

27 All structural planting adjacent and surrounding ths residential cievelopmant s.'lall be carried
Dut within the lirst planting season following commencement of the development. .
In the Interests of the IIlsua! amenities of Ii'll>lo~a!ity,

•
28 All planting, setlding Dr turfing comprised in the approved dBlilils 01 11lr'\dscaping shall be .

carried out in the lirst planting and seeding seasons following ths occupation of the buildings
Dr the completion of ths development, whichever is the sooner; and anI' trees or plants wh';ch
within !l period of 5 years from the completion of the development die, are removed, or ,
become seriously damaged or diseassd shall be replaced in the neltt planting season with,
other of similar siZe anci SpeeiElB,unless the Local Planning Authority giv8 written COnsent to
any variation .
ill the Inte ....sts Df the. vlsua{ amenltlas of the It,cl1l1ly.

29 The applicant shall provide a report detailing the physical mitigation measures and ,
management practices to be employed to ensure that the impact of noise, fumes/odeur snd
dus1 from the proposed industrial units, service areas and l:\ccess roads does not cause .
disamenlty to e~istin9 residential properties (Frederll:K Stn.at, Beever Street, Cross Street. '
Claycllffs Terrace and DOncaster Road) or the proposed housing development to the east 6f
the site, The report shall also datail mitigation measuras to reduce the likelihood of noise .
nuisance Irom eXisting and proposed nearby industrial use and tra.ille noise to residents olll1e
proposed residential development. The report shall be submitted to the Local Planning
Authority for approval prior 10 any work on the proposed development commencing and the'
operations shall be undertaken in complets accordance with the approved scheme.
In the inters!!t!> of the amenltlell pf el!lsting Bnd future residents.

30 Noise levels ariSing from the USB of the proposed indU9triai units shall nDt givs rise to site
attributable noise levels in 8:.:cess of 35dB LAeq (1 hour) within bedrooms and 45dB LAeq
maximum and 40 dB LAeq (t hour) within living rooms between 23:00 and 07:00 hours when
measured with windoWS Closed, from m:isllng residenliul properties and the proposed
residenti'll properties.
In the interests of the amenIties o! e:.dstlng and future residents.

31 Noise IGvels arising from the use of the proposed industrial units shall not give rise to site
attributable noise levels in excess of 55dB LAaq (16 hour) free field within the habitable roonils
of existing residential properties and the proposed residential properties.
III the Interests of the aman!tlell or IIxlsllng /lnd future ranld9nls,

32 The residential development shall be C3rried out in accord with rewmmendaliot\s set out in
the 'GUide to Noise and Vibmtlon Control on Construction and Open Sites' BS 5228: PartS I i

Planning and Transportation Sorvlco
Central Offleal', Kondray Street, 8arnsley. 5702TN

Telephone: 01226· 772000
F'a;<::01226 - 772591
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Ir\ th~ Intorest 01 th~ amst\ittel< or e~isting Imd ll.!tLOreresf:::!ents.

•

33 Prior to the commencement of industrial building operations, an Industrial Devebpmem ,""oise
Aclion Plan shall have been submitted to and approved In writing by the Local Planning ,
Authority detailing the measures to control noise emanating Irom the industrial building .
operations on the sits. Taking into account guidance in the 'Guide to Noise and Vibration
Control on Construction and Open Sites' BS 5228: Parts I and" 1997. Such measures may
inclwde noise reduction measures to individual items of plant and machinery. the use of
accoust,c barriers, detail the normal hours of such operations including impact piling and
vehicular access routes. The industrial bUilding operations shall be carried oul in aCCOrdance
with the approved Industrial Davelopment Noise Action Plan, .
1/\ tho interest of the lIlmenltles of ElJ:istlng /Snd future rl'lllidents.

•

,

34 Prior to the commencement of residential building operations, a Residential Development Dust
Action Plan shall have been slJbmirted to and approved in writing by the Local Planning
Authority detailing the methodology to be employed to suppress dust arising from such
building operations. Such measures may include, where necessary, the USB of water bowsers,
sprayers (mobile and fb:ed), hosepipes or similar equipment, regulating thl' speed of vehicles
on site and the sheeting of loaded wagons. The residential bUilding operations shall be carried
out in accordance with the approved Residential Development Dust Action Plan. .
In the interests of thl! amenities ofaxilltlngllnd luture rBsldent&.

35 Prior to the commencement of industrial building opera lions, an Industrial Development Dust
Action Plan shall have been submitted to and approved in writing bl' the Local Planning
Authority detailing the methodology to be employed to suppress dust arising from such
building operations. Such measures mal' InclUde, where necessary, the use of water bowsers,
sprayers (mobile and fixed), hosepipes Dr similar equipment. regUlating the speed of vehicles
on site and the sheeting of loaded wagons. The Industrial building operations shall be carried
out in accordance with ths approved Industrial Development Dust Action Plan
In the interests of the amenities of e:l:Istlnll and future roaldentn

36 All WinDOWSto habitable room windows (i.e. living room, bedroom, kltotlBn, dining room, study,
bathroom) In the new dwellings facing the main access road shall be installed with glazing .
capable of a minimum of 34 dB attenuation and acoustic trickle vents
In the Interests of the amenities of future resident!:

37 Any impact piling shall be carried out only betwsBn the hours of 09:00 to 17:00 Monday to
Fridays and 09:00 to 14:00 on Saturdays and at no limG on Sundays or Bank Holidays.
In the intemstn of thllllmenltle& of Brisling and futuro rO$ldentlt.

Informatives

The proposed development lies within a coal mining area. In the circumstances Applicants shOUld
take account of any coal mining relatsd hEllards to stability in their proposals. Developers must
also seek permission 1rom the Authority before undertaking Any operations Ulal involves entry into

f'lanning and Transportation Service
Cantral DI1Ic:es,Kandra)' SIMet, E3ornsloy. 570 2TN

Telephone: ()1226· n2DOO:
Fax: 01226· 77.2591
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i:ny C:lai or minc:s of coal, inclw:iing coal mina sh!lft~ ELJ)dthO'irnplernentation of sitE:invE.stigations
01 other works. Property sp"cific !;lJm/Tl5;ryInformaticm Dr. Iiil1j' ;:Jast,currant Dr praDDsec:i surface
<:nd underground coal mining activity to aHa=!.tha development can be obtained from the Coal
Authority. The Coal AlJthorill' t,ninir.g Reports Service r-an bs conta::ted an 0845 752 6£,48 Dr at
www.coal.gol'.uk.

Under the terms 01 the Water Resources Ac! 1991. the prior agreement of the Environment
Aganc)' is required for discharging delf.'atsrlng water from any exoavation or development 10 a
surface watercourse.

Prior to the commencement of any oev9lopment, details of the stDrage of any SUbstance which is
toxic to the water environment or is persistent should be approved by the Local Planning Authbrity.

I,
i

•

Planning and Transportlltlon Servlc:e
Central Offices, Krmdr"y Stroot, Barnsley. S702TN

Telephom,: 01226· 772000!
Fax: O~226-77259i~
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Metropolitan Borough Council

GRANT OF PLANNING PERMISSJON

TOWN AND COUNTRY PLANNING ACT 1990

APPLICATION NO. 81031102510E

Tn A Ogden & Sons lid ..
do RPS
34 Lisbon Sireet
Leeds
LS',4LX
Restoration o( sile.
Site of former Goldthorpe Colliery and land DHDDncasler Road. Goldlhorpe,

Proposal•PermiSSion IS granted for the proposals which were Ihe subject of the Application and Plans
'-..-,' registered by the Council on 24 June 2003 and described above

'. The approval IS subjeci on compliance with the followrng condllions:

,. The development hereby permitted shall be begun be/ore the el<plfalron of 1 year from the
dale of this permiSSion.
In order to comply with the provision of Section 91 of the Town and Country PI;mnlng
Act 1990.

2. The approval hereby granted shall be for a limited period Df 3 years Dnly lrom the dale Df this
permission by which date all operations shall have ceased and all land shall have been
restDred in accordance wilh the general prDvlsions DI DraWing ND GOLD/GP/001 "xcepl as
required by conditions allacfled hereunder (which shall In all cases lake precedence) Dr as
may be otherwise approved in writing by the Local Planning Authority.
To restrict the period of operations in the interests of amenity

The development shall be carried aul in accordance with the submitted drawings
Nos GOLDIGPI001 , GOLDIGPI002. GOLD/GPI003 and Written Statement dated 18 June
2003 except where stated otherwise in cDnditiDns attached belDw which shall in all cascs take
precedence
For the avoidance of doubt.

4 Pnor to lhe ImponalrDn of any material, a detailed chemical analysis DI ltm material tD be
bDughl onto slle and any Impact on groundwater and necessary amelioratiDn measures shall
have been submitled lor fhe prror wrilten approval Df Ihe LDcal Planning Authority, The
scheme shall alSD include applicatiDn rateS'flV .• uanitily. location, details Df spOil
amelioration and preparatiDn detail for plantl " 'ceK~~ amelroration measures shall

·I~~~lt"
The 9ranl or InrS COflsem doe!; no!

con9111ule Of Imply perml~SJOn,

BpprovllJ or conSf!'n/ by ftW Local

AulhDfJ)Y to! tiny olt18/ PI)fPOSO

Signed
Assistant Director, Pianning and TranspDrtatiDn 19

Daled 26 September 2003

Planning and Transportation Service Telephone; 01226 - 772600
Central Offices. Kendray Street. Barnsley. 570 2~·!:!-.._. ._._, __, Fax: 01226,772599
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thereafter be carried out in accordance with the reqUirements 01 the approved scheme.
To enliura the protection of groundwater,

5. Prior to commencement of development a scheme shall be submitted to and received the
wrillen approval of the Local Planning Authority which shall specify the provisions to be made
for the control of nOIseemanatJr1gfrom the site, and Ihe developmenl shall be carried out in
stnct accordance with Ihe approved scheme.
To restrict noih. emishion from the site, to safeguard the ameniti"h of local residents.

6. Prior 10 [he commencement of the development a scheme shall be submilled to , and received
the wntten approval 01 the Local Planning Authority IdentifYingmeasures to be taken to ensure
thai all vehicles leaving the site are In such condition as not to emit dust or depOSit slurry,
mud or other material from the sHeonto the highway. The development shall Ihereafter be
undertaken in accordance Withrequirements ollhe approved scheme. The access/site haul
roads shall be maintained in a clean condition tor the duration of the development.
Notwithstanding such arrangements, should any matenal nevertheless be accidentally
deposited on the pUblichighway, such material shall be Immediately removed by the operator.
In the interests of road safety.

Prior to the commencement of the development a scheme shall be submitted to, and
approved in writing by. the Local Planning Authority describing the methodology to be
employed to suppress dust ansing from the operatIOnsin the form of a Dust Action Plan. Such
measures may include water bowsers; sprayers mobile and fixed; or similar equipment;
regUlating the speed of vehicles on the site; and such other steps as are appropriate. The
operations shallthereafler be undertaken in complete accordance with the approved scheme.
At such times, when due to site conditions the preventIOn01 dust is not possible all site works
contnbutlng 10the dust problem should cease unlil such time as conditions improve to allow a
resumption of works,
In the intRrests of local amenity and to protect the environment.

8. An aftercare scheme, requiring such steps as may be deemed necessary to bring the land to
the required standard for the use for forestry and recreation, shall be submitted lor the wTltlen
approval of lhe LOC<l1Planning Authority nollaler than six months from the date of this
planning permission and include Ihe methodology to carry out a five year assessment of the
aftercare. The aftercare scheme shall be for a perJodof 10 years following cessalion of
developmenl. However, shOUldthe five year assessemnt indicate that 90% of tree planting
had been sucesslul for 1 year or more a further five years aftercare would not be necessary.
In the Interests of the proper restoration of the site.

9, Within six months of the dale of thiS notice a detailed restoration scheme shall be submitted
to, and approved in writing by, the Local Planning Authoril. Such a scheme shall include
boundary treatment details and the landscaping delails ollhe area designated as 'Potential
Future Development Area' on Drawing No GOLLD/GP/001. Restoration shall thereafter be
undertaken in complete accordance with the approved scheme.

Planning and Transportation Service
Cenlral Offices, Kendray Street, Bar".sley, 570 2TN

Telephone: 01226 ·772600
Fax: 01226· 77259B
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" - In the interests of the proper restoration of the site.

10 E;<ceplwith the prior written approval of the Local Planning Authority, working operaUons upon
the site shall be limited 10 the hours between OBOO hours and 1BOO hours on Monday 10
Friday, 0800 hours and 1600 hours on Saturdays, and not at all on Sundays and Bank
Holidays. This condition shall apply except in cases of emergency and no planl or vehicle
engines shall be started and no operations shall take place, including haulage vehicle
movements, at any time outSide 01 these hours. Essential maintenance involving engine
startmg and running shall occur wherever possible in accordance with the above hours but
such maintenance shall not occur between the hours of 21 00 hours and 0.700 hours on
Mondays to Saturdays and nol at allan Sundays and Bank Holidays.
In the interests of local amenity.

11 Except with the prior written approval of the Local Plannrng AuthDrity, nol more than 10 vehicle
loads of malenal may be delivered to the site each day.
In the intercst~ of local amenity .

•12 The applicant shall erect In a position adjacent to the site entrance, and maintain in good
condition, a notice board showing the name, address and telephone number of an official who
will be available and authorised to deal with any complaints regardmg the conduct of the site
operations immediately such complaints are notified to him. The deSign and location of the
notice board shall have received the written approval 01 the LDcal Planning Authority prior to
its erection.
To ensure the proper working of the site.

'13 Before the 30th September each year of the aftercare penod, a repon shall be submitted by
the developer to the Local Planning Authonty recordmg the operations carried out on the land
since completion of restoration, setting oul the intended operations for the nexllwelve months.

Before the 30th November of each year of the aftercare peTiodthe developer shall attend a
site meeting with represenlatives of the Local Planning Authority and the Department for
Environment Food and Rural Affairs to discuss the report.

Dunng the aftercare period the soil shall be tested and lertiliser and time shall be applied 111

accordance Withgood agricultural practice and at a rate targeted to achieve the following
nutrient levels under the Index System described in Ministry of Agriculture, Fisheries and food
Reference Book 209 'Fertlliser Recommendations'

Potash - Index 2,
Phosphate - Index 2, pH - 6.0.

Soil testing and applications of lime and fertihser shalt be made althe lime of 5OW1Tl9and
subsequently al intervals not exceeding twelve months lhereafter.
In the interests of proper restoration of the site,

Planning and Transportation Service Telephone; 01226 - 772600
Central Office~, Kendray Street, Barnsl~X ..SL02T~ __ .. £aT 012.26 - 772599


