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	Hybrid application for residential development for 1,560 dwellings comprising: a) Full planning permission for: earthworks to create development platforms; strategic drainage ponds/dry detention basins and associated drainage infrastructure; construction of a new link road; location of strategic landscaping and ecological areas; demolition of existing buildings; works to Hermit Lane; and erection of Phase 1(a) residential development comprising 216 dwellings, b) Outline planning permission for: Residential development comprising up to 1,344 dwellings; new primary school; small shops and community facilities; and associated infrastructure works, (Amended Description and Amended Plans).
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	SUMMARY

The proposed development is a hybrid application which seeks full planning permission for earthworks to create development platforms; strategic drainage ponds/dry detention basins and associated drainage infrastructure; construction of a new link road; location of strategic landscaping and ecological areas; demolition of existing buildings; works to Hermit Lane; and erection of Phase 1 residential development comprising 216 dwellings.  Outline permission is also sought for Residential development comprising up to 1,344 dwellings; a new primary school; small shops and community facilities; and associated infrastructure works which would be subject to future reserved matters applications.  

The site lies within the largest site allocation in the Local Plan named MU1, which is a mixed-use site allocated predominantly for residential, and employment uses.  The MU1 policy requires development to be comprehensively developed in accordance with a site-specific masterplan framework document which was adopted by Councillors in December 2019 – the Barnsley West Masterplan Framework.  New roundabouts have recently been constructed to serve the development granted under earlier permissions. The application has been supported by an Environmental Statement due to it being as EIA development.  During the course of the application, a significant amount of additional information/clarification has been provided in relation to highways, drainage/flood risk, landscape, biodiversity, levels, location of the school and trees. 

The uses proposed are in general accordance with the framework and the proposal is therefore considered to be acceptable in policy terms and is considered to be an acceptable and sustainable form of development in line with paragraphs 7 and 8 of the National Planning Policy Framework (NPPF, 2024), Local Plan Policy MU1 and the adopted Barnsley West Masterplan. 

Whilst National Highways initially objected, following extensive traffic modelling, the objection was withdrawn subject to planning conditions.  The proposal has been widely publicised and consulted upon with a range of statutory and non-statutory consultees and there are no material planning objections outstanding form any consultees.  The development is generally in accordance with the MU1 site specific policy and the adopted Barnsley West Masterplan and would not cause unacceptable level of harm to neighbouring properties, the highway network, air quality, ground conditions, biodiversity, trees and other aspects addressed in the report below, or the wider character of the area subject to suitably worded conditions. The report demonstrates that any harm generated by the proposal is outweighed by other material planning considerations.

A site visit has been undertaken by Members prior to the Committee meeting to understand context of the proposal and proximity of existing and future residential development, and existing and future public transport and highway improvements, and for officers to provide a breakdown of the abnormal costs associated with the viability of the scheme.

Recommendation: GRANT Planning Permission subject to conditions and S106 agreement




   






















Planning application boundary plan
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Coloured areas – FULL application
White areas OUTLINE - subject to future reserved matters applications
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Introduction

The application is referred to the Board as a large-scale major development accompanied by an Environmental Impact Assessment and has the potential to be contentious both on its own and together with the adjacent large scale major employment development on the adjacent application site 2021/1089.

Proposed Development

This hybrid application seeks planning permission both in full and in outline:

a) Full planning permission for: earthworks to create development platforms; drainage features, including dry detention basin, embankments, bunds, location of strategic landscaping, ecological areas and access. 

b) Outline planning permission seeking approval for employment use development (use classes E/B2/B8) and associated servicing and infrastructure works, including car parking, vehicle, pedestrian and cycle circulations, on-plot landscaping, noise mitigation, drainage features and all associated infrastructure. (Amended Description and Amended Plans)- currently under consideration.

The application proposal has come forward as is a hybrid application. A hybrid planning application may seek outline planning permission for one part of a site and full planning permission for another part of the same site under a single application.

Full planning applications will include full details of a development proposal for consideration, including detailed drawings showing the site, layout, plans and elevations of buildings, and the final development proposals.

The purpose of an outline application is to decide whether the principle of a proposed development would be acceptable before a fully detailed proposal is put forward. This type of permission is common for larger schemes such as this proposal. If outline permission is approved, planning conditions are normally attached to the decision which will need to be completed or met before a further submission which contains the details of the proposal - this is known as a Reserved Matters application which would be subject to full consultation and publicity. The combination of an outline consent and reserved matters approval will provide the equivalence of full planning permission.

This hybrid application has been submitted for the site covering 75.24 ha.  The applicant is seeking the following:
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The application description has changed slightly since the application was initially submitted in late 2021 to reduce the overall number of dwellings to more closely match the anticipated yield of the site allocation Policy MU1, and to include the provision of dry detention basins in the strategic drainage infrastructure. 
The application is EIA development and is accompanied by an amended Environmental Statement (ES), together with a comprehensive list of supporting documents and plans.  The applicant indicates that the following changes to the proposal have been made since the application was first submitted in late 2021 which are as follows:

· A review of the levels strategy has resulted in a reduced requirement for cut/fill which will be less intrusive and more of existing ground levels will be retained
· Revision of drainage strategy resulting in smaller dry detention basins (basin 8 would be wet all year)
· Residential yield has reduced to reflect indicative yield in the MU1 site allocation
· Amendments to density mix and level of affordable housing of the full element of the residential 
· Relocation of proposed school 
· Hermit Lane – now proposed to be retained as a bridleway, mainly of current alignment, fewer requirements for footpath closures. Active travel routes proposed.
· Phasing of development has been clarified.
· Retention of more hedgerows and increase in habitat creation and BNG
· Updated ecology surveys
· 15m buffer to ancient woodland 
· Revised transport chapter, with additional traffic surveys and transport assessments
· Updated climate change chapter
· Statement of potential developer contributions

Phasing of the scheme

Should permission be granted, the phasing of development is anticipated as follows, note these dates are indicative only, based on the anticipated timing of planning permission (if granted) when the application was submitted:

· Construction of development platforms (where required, 2024-2027)
· Residential (full) commencing 2024
· Link Road Northern part and Strategic Infrastructure SI1 2024-2025, and. 
· Link Road southern part and Strategic Infrastructure SI2 2025-2026
· Commercial area/school 2026-2027 
· Remainder of residential 2024-2036 in seven anticipated phases with associated strategic infrastructure (drainage and Landscaping including footpaths and BNG) brought forward at key intervals between the phases to reduce impacts.
· R1 – 216 dwellings: 2024 – 2030 (this Phase 1A being considered in full and being considered by Committee)

Future residential phases (R2-R7) are being considered in outline only and will be subject to future reserved matters applications.  The following table suggests indicative timings for the delivery of residential phases:

• R2 – 277 dwellings: 2025 - 2030
• R3 – 126 dwellings: 2030 - 2032
• R4 – 208 dwellings: 2030 - 2034
• R5 – 114 dwellings: 2026 - 2030
• R6 – 384 dwellings: 2027 - 2036
• R7 – 119 dwellings: 2025 – 2029

Strategic Infrastructure (drainage and landscaping) is to be built in three phases:

• Strategic Infrastructure SI3: 2025 - 2026
• Strategic Infrastructure SI4: 2026 - 2027
• Strategic Infrastructure SI5: 2025 – 2026  

Members should note that the employment development under 2021/1089 also being considered by Committee (Infrastructure and Unit Build) would be implemented in a single continuous phase from April 2025 –September 2027 to include infrastructure and earthworks from April 2025 to April 2027 and the units themselves from April 2025 - September 2027. Again, these dates were presented in the applications when submitted.

The applicants will be responsible for delivery of strategic infrastructure and the infrastructure within their Phase 1 residential development (meaning Strata would deliver the primary school, link road, transport, strategic landscaping infrastructure, Public Open Space, utilities, foul sewage and drainage).  Developers of future residential phases and the community phase would deliver infrastructure specific to their phase, including further strategic landscaping, non-strategic landscaping, drainage infrastructure, and public open space as well as dwellings and community use buildings and square. 

Background

The application site forms part of a mixed-use allocation site known as MU1 which is allocated within the Barnsley Local Plan (adopted 2019) for mainly housing and employment. MU1 is by far the largest allocation in the local plan and covers approximately 120 hectares mainly for residential use, and 43 ha of employment land.  

The policy also requires the provision of a primary school on site, and a link road, amongst other requirements set out below. The site is also covered by the Barnsley West Masterplan Framework (BWMF) which seeks to ensure that development is brought forward in a comprehensive manner.

This application should be read in conjunction with 2021/1089 which adjoins this application site to the south, and which also lies within the MU1 allocation, and also within in the Barnsley West Masterplan area.  Together the two applications form the majority of the MU1 mixed use allocation and are a joint venture between Sterling Capitol PLC and Strata Homes. A further residential application has recently been submitted in the north of the MU1 by another developer site off Barugh Green Road which is also under consideration (2025/0122).

Highways schemes comprising of roundabouts to the north and south of the MU1 allocation have been approved and have been constructed (under permissions 2020/0027 and 2020/0028). The two roundabouts are key infrastructure projects which will allow the allocation to function should planning permission be granted.  This is in line with the 
Barnsley West Masterplan Framework.

Two separate applications (2021/1089 & 2021/1090) have been submitted and as each will be considered separately and if approved, each will be subject to separate planning conditions and separate legal agreements albeit that the two sites are interconnected. This report will deal with the proposal for the housing, link road, education and community element of the mixed-use allocation. 

The application was first submitted in autumn 2021.  As a result of comments received from the Local Planning Authority (LPA) and consultees to the original proposal and having undertaken a large-scale engineering review of the levels strategy, the applicants submitted a comprehensive revised scheme, together with a revised and updated Environmental Statement and Appendices in October 2023, two years after it was first submitted.
The updated documents submitted in 2023 including an updated Environmental Statement and Appendices proposed changes to the original submission which included the following: 

· A review of the levels strategy which resulted in a reduced requirement for cut/fill which will be less intrusive, more of existing ground levels will be retained
· Revision of drainage strategy resulting in smaller detention basins 
· Residential yield has reduced to reflect indicative yield in the MU1 site allocation
· Amendments to density mix and level of affordable housing of the full element of the residential 
· Relocation of proposed school 
· Hermit Lane – now proposed to be retained as a bridleway, mainly of current alignment, fewer requirements for footpath closures. Active travel routes proposed.
· Phasing of development has been clarified.
· Retention of more hedgerows and increase in habitat creation and BNG
· Updated ecology surveys
· 15m buffer to ancient woodland 
· Revised transport chapter, with additional traffic surveys and transport assessments
· Updated climate change chapter
· Statement of potential developer contributions

The site was subject of extensive discussions with Council Officers and statutory consultees in advance of submission. The proposals have been prepared alongside the Barnsley West Masterplan Framework and refined further during the design process and following consideration of an EIA scoping opinion issued in April 2021 and additional subsequent technical assessments.

The application is subject to a range of contributions required by Local Plan policy and the Barnsley West Masterplan, and contributions towards mitigating impacts, in order to make the application acceptable.  The applicant has submitted a Financial Viability Assessment (FVA) which, when independently examined, indicates that the site is not sufficiently viable to provide all necessary contributions required.   Planning Practice Guidance: Viability states (para 008) that “The weight to be given to a viability assessment is a matter for the decision maker, having regard to all the circumstances in the case”. 

The key strategic infrastructure elements comprising the link road, primary school, strategic drainage and strategic landscaping, will be implemented by the main developer together with 216 dwellings of Phase 1. Other individual phases of the residential elements of the scheme would be brought forward by various developers in respective phases following grant of future Reserved Matters applications.  These should also be in accordance with the principles set out in the outline planning permission (if granted), MU1 Local Plan Policy, Barnsley West Masterplan Framework and other relevant Local Plan policies and Supplementary Planning Documents and any other relevant material considerations.

The proposals when taken together are considered to meet the threshold for an Environmental Impact Assessment (EIA) and an Environmental Statement has been submitted which covers both application sites and was updated in 2023 to accompany the submission of amended plans. 

Site Description   

The site lies in the northern part of the MU1 allocation and constitutes by far the largest portion being 75.24 ha in size.  The site is located 2km west of Barnsley town centre, on land between the communities of Gawber, Higham, Pogmoor, Redbrook and Barugh Green and lies to the east of the M1 motorway, just north of Junction 37.
The site is bounded by dwellings of Higham to the west, Barugh Green Road and dwellings of Barugh Green and Claycliffe Business Park to the north, dwellings of Redbrook to the Northeast, dwellings in Gawber to the east and dwellings at Pogmoor in the southeast.  The M1 runs close to the southwest boundary with Capitol Park employment site beyond.  Gawber Primary school lies close to the eastern boundary.  Hermit Lane runs approximately east-west joining Higham to Gawber, and Hermit House Farm lies close to the centre of the site. 

Roughly oval in shape, together with the application 2021/1089 which adjoins to the south, and which is to be read in conjunction, the site forms the majority of the MU1 Local Plan allocation and lies within the Barnsley West Masterplan Framework (BWMF) area. Historically the area has been subject to opencast mining in 4 areas which were restored and handed back to agriculture in the 1950’s. 

The whole MU1 allocation now comprises open fields in pasture and arable crops with a number of hedgerows crossing the site and also contains Craven Wood, believed to be a remnant of ancient woodland which is also protected by a Tree Preservation Order (TPO).  The site slopes generally down from north to south with small valleys around Hermit Lane.  The site has several footpaths crossing the site including Public Footpath 248, 249, 13, 11 and 12 and 40. 

[bookmark: _Hlk200524386]A Grade II Listed milepost lies on the northern boundary and has been relocated under an earlier permission 2019/1567 which has been implemented.

There are no designated areas within the site, but Redbrook Pastures LWS (Local Wildlife Site) lies 30m to the west and Hugsett Wood LWS (Ancient woodland) lies 0.74km west and Daking Brook LWS lies approx. 1km northwest.

A recent application for 155 no dwellings (2025/0155) has been submitted by a separate developer located in the northeast corner of the MU1 allocation and is currently under also consideration.

Relevant Site History

	Application Reference
	Application description
	Status

	2025/0122
	Erection of 155no. residential dwellings and associated works Land off Baugh Green Road
	Under consideration

	2021/1089
	full planning permission for earthworks to create development platforms; drainage features, including dry detention basin, embankments, bunds, location of strategic landscaping, ecological areas and access  and also outline planning permission for  employment use development (use classes E/B2/B8) and associated servicing and infrastructure works, including car parking, vehicle, pedestrian and cycle circulations, on-plot landscaping, noise mitigation, drainage features and all associated infrastructure
	Under consideration

	2020/0977
	Residential development of 140 dwellings with associated landscaping, infrastructure and open space, Land off Barugh Green Road) Countryside Properties) Withdrawn

	withdrawn

	2020/0028
	southern roundabout Highways works comprising construction of new roundabout to create a road link into MU1 Local Plan allocation site and associated earthworks, alterations to existing road alignment, provision of associated footpaths, combined cycle/footpath and verges granted 27/11/20 and implemented
	implemented

	2020/0027
	Highways works comprising construction of new roundabout to create a road
link into MU1 Local Plan allocation site and associated alterations to existing
road alignment and relocation of grade II listed milepost granted 27/11/20 and now implemented

	implemented

	2019/1567
	Highways works comprising construction of new roundabout to create a road
link into MU1 Local Plan allocation site and associated alterations to existing
road alignment and relocation of grade II listed milepost (Listed Building Consent) granted 27/11/20 

	implemented



Policy Context

Planning decisions should be made in accordance with the current development plan policies unless material considerations indicate otherwise; the National Planning Policy Framework (NPPF 2024) does not change the statutory status of the development plan as the starting point for decision making. 

The Local Plan was adopted in January 2019 and is accompanied by seven masterplan frameworks which apply to the largest site allocations (housing, employment, and mixed-use sites). In addition, the Council has adopted a series of Supplementary Planning Documents and Neighbourhood Plans which provide supporting guidance and specific local policies which are a material consideration in the decision-making process.   
 
The Local Plan review was approved at the full Council meeting held 24th November 2022. The review determined that the Local Plan remains fit for purpose and is adequately delivering its objectives. This means, no updates to the Local Plan, in whole or in part, are to be carried out ahead of a further review. The next review is due to take place in 2027, or earlier, if circumstances require it.

Local Plan

The site is identified as part of the mixed-use allocation MU1 within the Local Plan which has a site-specific policy set out in full below.  


Site MU1 Land South of Barugh Green Road 

The site is proposed for mixed use predominantly for housing and employment. The indicative number of dwellings proposed on this site is 1700. These are included in the housing numbers for Urban Barnsley in the housing chapter. 

43 ha of employment land is proposed on the site and is included in the employment land figures in the Urban Barnsley section of the Economy chapter. 

The development will be subject to the production and approval of a Masterplan Framework covering the entire site which seeks to ensure that the employment land is developed within the plan period, that community facilities come forward before completion of the housing and that development is brought forward in a comprehensive manner. 
The development will be expected to: 

· Provide a primary school on the site. 
· Ensure that ground stability and contamination investigations are undertaken prior to development commencing and necessary remedial works completed in accordance with the phasing plan. 
· Provide on and off-site highway infrastructure works, including a link road (Claycliffe Link) and improvements at Junction 37 as necessary. 
· Provide small scale convenience retail and community facilities in compliance with Local Plan policy TC5 Small Local Shops. 
· Retain, buffer and manage the watercourse, grassland and woodland north-east of Hermit Lane. 
· Retain, buffer and manage the species-rich hedgerows and boundary features. Where this is not possible transplant hedgerows including root balls and associated soils. A method statement for this should be provided and agreed prior to works commencing.  
· Create/retain wildlife corridors through/across the site. 
· Provide accessible public open space. 
· Ensure that any sustainable drainage system incorporating above-ground habitats is designed from the outset to serve the whole site. 
· Give consideration to the drain/culvert that runs through the site; and
· Include measures for the protection and retention of the listed milepost on Barugh Green Road 500m west of the junction with Claycliffe Road and its immediate setting; and
· Protect the routes of the Public Rights of Way that cross the site and make provision for these as part of any proposal. 

Archaeological remains may be present on this site therefore proposals must be accompanied by an appropriate archaeological assessment (including a field evaluation if necessary) that must include the following:

· Information identifying the likely location and extent of the remains, and the nature of the remains. 
· An assessment of the significance of the remains; and 
· Consideration of how the remains would be affected by the proposed development

Other Key Policies of The Local Plan relevant to the proposal:

· SD1 Presumption in favour of sustainable development – Planning applications that accord with other relevant policies will be approved without delay.

· LG2 Location of Growth – Urban Barnsley is the highest priority location to accommodate growth in accordance with the adopted settlement hierarchy.

· D1 Design states that development is expected to be of high-quality design and should respect and reinforce the distinctive, local character and features. Development should contribute to place making and make the best use of materials.  

· GD1 general development states that proposals for development will be approved if there are no significant adverse effects on the living conditions and are compatible with neighbouring land and do not significantly prejudice the current or future use of neighbouring land. 

· Other relevant policies include: -

· CC1 - Climate Change
· CC2 - Sustainable design and Construction
· C3 - Flood Risk
· D1 – Design
· T1- Accessibility Priorities
· T3 - New Development and Sustainable Travel
· T4 - New development and Transport Safety
· T5 - Reducing the Impact of Road Travel
· D1 - High Quality Design and Place Making
· CC1 - Climate change
· CC2 - Sustainable Design and Construction
· CC3 - Flood Risk
· CC4 - SUDS
· GI - Green Infrastructure
· GS2 - Green ways and Public Rights of way
· Bio1 - Biodiversity and Geodiversity
· HE1 – The Historic Environment
· HE6 - Archaeology
· RE1 - Low Carbon and Renewable Energy
· CL1 - Contaminated and Unstable Land
· Poll1 - Pollution Control and Protection
· SD -    Presumption in favour of Sustainable development
· TC5 – small local shops
· I1 - Infrastructure and Planning Obligations


Barnsley West Masterplan Framework (BWMF)

The site-specific policy set out above requires development to be in accordance with a masterplan framework document. The Barnsley West Masterplan Framework (BWMF) was adopted by Full Council on 19th December 2019 and covers approximately 125 hectares in total.  It consists of just one allocated site: MU1 referenced above.  

The vision for the BWMF is to provide a new sustainable community, combining high-quality new homes with new jobs, facilities and open space, available to new and existing residents to enjoy for living and working.

The site is strategically located for a high-quality, sustainable, mixed-use community and will act as an urban extension of Barnsley. Health and wellbeing are at the heart of the BWMF as a landscape-led development and will seek to create a more productive landscape for walking, cycling, growing food and biodiversity. 

The primary theme that runs through the development of the site is the creation of a “Healthscape” in which to create a sustainable community in order to: 

• make the best use of the land. 
• secure high design standards. 
• seek to deliver high-quality homes. 
• create a modern place to work in a landscape first approach that will enhance the wellbeing  of residents and visitors to Barnsley West.

Other BWMF considerations include a requirement to deliver 10% biodiversity net gain, public transport to be the preferred mode of travel and to retain and enhance public rights of way. A link road to re-route HGV’s away from Higham Common Lane, will be required as well as integrated blue-green infrastructure, retention of high-quality trees where possible and noise mitigation strategies for existing and proposed residential properties, air quality implications assessment for construction and operational phases, ecological appraisals and surveys together with long term management, maintenance and proposed ecological features and habitats.

The Masterplan Framework document is accompanied by an adopted Design Code for the site. The purpose of the Design Code is to provide a benchmark for quality and make sure the vision for the site is translated through the delivery of its components.  The compliance with the BWMF will be considered in each section of the report.

NPPF 2024

The National Planning Policy Framework sets out the Government’s planning policies for England and how these are expected to be applied. At the heart is a presumption in favour of sustainable development. Development proposals that accord with the development plan should be approved unless material considerations indicate otherwise. NPPF policies of relevance to this application includes: 
Paragraph 7 - The purpose of the planning system is to contribute to the achievement of sustainable development.
Paragraph 11 - states that there is a presumption in favour of sustainable development.

Paragraph 96 - Planning policies and decisions should aim to achieve healthy, inclusive and safe places 

Paragraph 98 - states that to provide the social, recreational and cultural facilities and services the community needs, planning policies and decisions should (inter-alia) ensure an integrated approach to considering the location of housing, economic uses and community facilities and services. 
Paragraph 100 - notes that the Government attaches great importance to ensuring that a sufficient choice of early years, school and post 16 places are available to meet the needs of existing and new communities. Local authorities should take a proactive, positive, and collaborative approach to meeting this requirement, and to development that will widen choice in education. They should give great weight to the need to create, expand or alter early years, school and post 16 places through the preparation of plan and decisions on applications.
Paragraph 115 - states “In assessing sites that may be allocated for development in plans, or specific applications for development, it should be ensured that:
a) sustainable transport modes are prioritised taking into account the vision for the site, the type of development and its location.
b) safe and suitable access to the site can be achieved for all users”.

Paragraph 116 - states that development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network following mitigation would be severe, taking in to account all reasonable future scenarios.

Paragraph 129 - states that planning policies and decisions should support development that makes efficient use of land.
Paragraph 131 - makes specific reference to good design as a key aspect of sustainable development. Good design is a key aspect of sustainable development, creates better places in which to live and work and helps make development acceptable to communities.
Paragraph 135- relates to high quality design and states that developments should function well and add to the overall quality of the area; are visually attractive; sympathetic to local character; maintain a strong sense of place whilst optimising the potential of the site and create places which are safe and inclusive and promote well-being.  

Paragraph 139 - states “development that is not well designed should be refused, especially where it fails to reflect local design policies and government guidance on design , taking into account any local design guidance and supplementary planning documents such as
design guides and codes

Paragraph 181 - states that when determining any planning applications, local planning authorities should ensure that flood risk is not increased elsewhere. Where appropriate, applications should be supported by a site-specific flood-risk assessment.

Paragraph 187 - states that planning policies and decisions should contribute to and enhance the natural and local environment by (inter-alia) preventing new and existing development from contributing to unacceptable levels of soil, air, water or noise pollution or land instability. The paragraph also states that decisions should minimise impacts on and provide net gains for biodiversity

Paragraph192 - states to protect and enhance biodiversity and geodiversity, plans should:

b) promote the conservation, restoration and enhancement of priority habitats,
ecological networks and the protection and recovery of priority species; and
identify and pursue opportunities for securing measurable net gains for
biodiversity

Paragraph 193 states when determining planning applications, local planning authorities should apply the following principles:

a) if significant harm to biodiversity resulting from a development cannot be
avoided (through locating on an alternative site with less harmful impacts),
adequately mitigated, or, as a last resort, compensated for, then planning
permission should be refused.

Paragraph 197 states Where a site is affected by contamination or land stability issues, responsibility for securing a safe development rests with the developer and/or landowner.

Paragraph 198 - states planning policies and decisions should also ensure that new development is appropriate for its location taking into account the likely effects (including cumulative effects) of pollution on health, living conditions and the natural
environment, as well as the potential sensitivity of the site or the wider area to
impacts that could arise from the development.

Adopted Supplementary Planning Documents relevant to this application:

· Parking
· Residential Amenity and the Siting of Buildings
· Design of Housing Development
· Biodiversity and Geodiversity
· Sustainable Travel
· Trees and Hedgerows
· Planning Obligations
· Financial Contribution for Schools
· Open Space Provision on New Housing Developments
· Affordable Housing
· Walls and Fences
· Sustainable Construction and Climate Change Adaptation

Relevant Consultations:

Comments below relate to consultation responses received as a result of the revised documentation submitted in October 2023. 

Active Travel England (ATE) – Became a statutory consultee on 1st June 2023 with a requirement to be consulted by the Development Management Procedure (Amendment) Order 2023 and therefore consulted only on the revised documents submitted in October 2023. However, ATE is not listed in The Town and Country Planning 
(Consultation)(England) Direction 2024, and the application would not need to be referred to the Secretary of State should Members be minded granting permission. Following an initial deferral in November 2023 which requested further assessment, evidence, revisions and dialogue over a wide range of aspects of the proposal, a meeting was held on 20th March 2023, between the applicants, the Highways Authority and the LPA to seek clarification on their concerns.  At the meeting, the main thrust of ATE concerns appeared to relate to proposed link road crossings which have now been widened.  However, final written comments received subsequently from ATE identified the following concerns: link road – consider that crossings do not meet guidance in LTN1/20 and therefore potentially unsafe for cyclists and pedestrians, though acknowledged that there will be a “strong network of active travel routes, footpaths and cycle paths”. Primary school – concern as vulnerable road users from the east will need to cross the link road which may have high volumes of traffic.  The design of the link road affects the ability to position the school, so it is in a location attractive for walking and cycling.  Proposed active travel routes could be safer and more attractive.  Phase 1 – lack of street hierarchy, streets primarily designed for motor vehicles, lack of street trees. Links to Higham – a 3m access between plots 115 and 116 would be preferable, access to Avon Close is significantly constrained and access between 33 and 35 Welland Close not confirmed.

Air Quality – After initial concerns about a number of points in the AQ chapters and appendices of the Environmental Statement, a number of points of concern/clarification were raised by the consultant acting on the Councils behalf.  Following a detailed response from the applicant to the points raised, the consultant has confirmed there are no objections on air quality grounds subject to planning conditions being imposed relating to the construction phase including the protocols for working with neighbouring sites to ensure potential cumulative dust impacts are minimised.   Air quality modelling was requested for the potential worst-case location for the school in relation to the proposed roads on the site including the link road which has now been undertaken.  The consultant requested emissions standards of gas boilers to be fitted; however, this is for consideration through Building Regulations compliance.
Affordable Housing – no objection, tenure mix, and location of affordable plots agreed for FULL application, 16% for outline part of application agreed as per BWMF.  Affordable housing is discussed in greater detail in the viability part of the report.

Biodiversity - No objection subject to conditions relating to implementation of biodiversity net gain proposals and biodiversity enhancement, and a long-term habitat management and monitoring plan to be secured through a S106 agreement.  A lighting condition is also required.  Off-site mitigation or compensation is required for the loss of habitat for ground nesting birds and for loss of river habitat.  
Conservation Officer – comments remain as submitted in 2021, the Conservation Officer considers that the Environmental Statement adequately considered the heritage assets within the site, the sensitivity of receptors, their significance, and possible impacts due to the development. An archaeological Desk Based Assessment is also included in support of the submission. The only listed asset (milepost) has received LBC for conservation works and relocation, there are no other designated assets in the vicinity which would be directly or indirectly affected by the development.  On the resubmission documents, the Conservation Officer considered that the amended proposals introduce no greater impact or harm from the historic environment perspective than originally submitted in 2021. No objections or conditions proposed. 
Contaminated Land – no objections or conditions proposed.

Dearne and Dove Internal Drainage Board – no comments of objections received.

Demolition – No comments or objections received.

Education - After initial concerns about the size of the relocated site available for the primary school, evidence has been provided to demonstrate the proposed school will be in line with requirements set out by the Department for Education and there are therefore no objections to the relocation of the school.  Contribution towards secondary provision is required. 
Environment Agency – no objections or conditions, recommend the Lead Local Flood Authority is consulted. 

Forestry Officer – The Forestry Officer considers the current proposals are a major improvement on those originally submitted in 2021.  However, initially there were still some areas of ambiguity and concern and actions to minimise the impacts on trees both in terms of removals and works within rooting areas etc. were required.  Following the submission of amended plans and clarification notes, the Forestry is now satisfied subject to conditions relating to tree protection and arboricultural method statement.

Highways Drainage - A Flood Risk Assessment which provides a drainage strategy for the site by Pegasus Planning Group Ltd has been examined.  The Highways drainage officer has concerns about the suitability of the proposed outfall on Barugh Green Road. This watercourse has had a number of flooding events adjacent to Claycliffe Road.  As a result, whilst there no objections, a number of planning conditions are proposed relating to submission of full foul and surface water drainage scheme, a scheme for surface water run-off limitation, works to provide a satisfactory outfall for surface water, a detailed scheme for implementation, management and maintenance of disposal of surface water for the sustainable drainage system. A CCTV survey of a culvert was initially requested by condition however, it has been demonstrated that the culvert lies outside the application site.

Highways DC – Modelling results indicate that under certain scenarios, a number of junctions were shown to operate over capacity impacting on the operation of the highway network resulting in additional queuing and delay at several locations. Having reviewed the performance of these junctions in liaison with Strategic Transportation, it was agreed that having a pragmatic overview, whilst a number of junctions do require some form of mitigation to address capacity issues, the network overall could accommodate a degree of additional queuing and delay without the need for a full package of mitigation works. Where deemed that this is not the case, it has been agreed that the developer will need to address detrimental impacts on the operation of the highway network.  No objections subject to contributions to provide offsite highway mitigations and conditions relating to highway condition, construction traffic management, street lighting, engineering and drainage, bicycle parking, visibility splays, gradients, controls for Hermit Lane, traffic signage, restrictions on waiting on the link road, phasing plan, construction method statement and updated Framework Travel Plan  with further detailed travel plan. A suite of informatives is also proposed and appended to the bottom of this report. 

Historic England – no comments or objections received.

Landscape Architect- An independent landscape architect has assessed the proposals on behalf on the Local Planning Authority who has reported as follows:

Landscape and Visual Impact Assessment – 

Given the extent of the development, and high level of construction activity proposed, combined with proximity of many existing residents, potential traffic impacts on the local road network the impact on user experience e.g. Public Rights of Way (PRoW) closures, and the visibility of the site from a major (national level) infrastructure (M1), it is considered that construction effects may be more significant than that indicated in the submitted Landscape and Visual Impact Assessment (LVIA).

Operationally, the loss of the landscape character of gently rolling landform including fields, scrub woodland hedgerows watercourses will be greater than moderate adverse at Year 1.  Whilst the proposed amenity landscape that replaces it, albeit 30% of the site, is not a direct replacement, it is accepted that residential development is characteristic of the surrounding area. It is also acknowledged that the revised levels strategy has resulted in proposed levels that are closer to the existing site levels and there is significant betterment in terms of green corridors East/West through the residential areas which will serve to break down the grain of the development when viewed from the north and northeast. 

In summary, in terms of the local visual impact assessments as submitted, there seems to be a notable change in the degree of adverse effects in the findings between 2021 and 2023. Significant adverse effects for community receptors at Gawber and Higham remain with increases in the degree of effects for residents at Pogmoor. New significant adverse effects are also acknowledged for residents at Higham Common, Barugh Bridge and Mapplewell. This is despite the adjustments made to proposed levels, massing and strategic landscape infrastructure.

Landscape Design - Overall, comments on the proposed landscape design are generally positive and broadly aligns with the BWMF though planting details and outdoor furniture materials will need to be secured by condition.  For much of the site, landscape design will be considered at reserved matters stage including design of the civic square, site specific cycle/mobility/active travel hubs.  Vernacular use of stone at key locations was suggested as was informal play near NE pond areas.  Materials and design should respond to local distinctiveness and conditions are proposed to secure these.

Legal Services – no comments received.

Mining Remediation Authority (previously Coal Authority) - Initial objections were as a result of not accessing all submitted documentation.  Further review generated comments acknowledging that shallow mine workings may be present beneath the part of the site being considered in outline and therefore recommends that intrusive site investigations are carried out to establish the exact situation in this regard. This would include investigations to locate the surface mining high walls and mine historic mine entries and will be secured by condition.  Developers should ensure that future layouts are designed to avoid buildings straddling high wall structures in order to avoid risks posed by differential settlement.  

More detailed consideration, and investigation, of historic mine entries and the risks they pose should include a calculated no build area and layouts to be designed to avoid these areas. These investigations should inform any remedial works and/or mitigation measures that may be necessary.  No objections subject to conditions to secure the above

National Highways – Initially issued a holding direction whilst extensive traffic modelling was undertaken which demonstrated that the development would not result in any impacts on the National Road network. Following this National Highways withdrew their objection and are satisfied with the proposal subject to conditions relating to the requirement for Travel Plans and a construction traffic management plan.

NHS Barnsley Clinical Commissioning Group – no comments or objections.

NHS Primary Care Team - have concerns about health infrastructure, however, since the developer is precluded from contributing towards health services due to case law, no further suggestions for mitigation were provided.  The consultation was also shared with Barnsley Hospital NHS Foundation Trust, SW Yorks partnership NHS Foundation Trust and Barnsley Healthcare Federation, also closest GP Practices, Huddersfield Rd, Victoria Medical and Woodland Drive. No further comments received. 

Parks Services- The land to the west of the proposed link road is deficient in play provision and a LEAP is recommended. A youth zone (NEAP) should be considered in the northern end of the site, with 3 play zones in the southern end of the site, a NEAP may be more suitable.  Active Travel routes ensure that there is no issue with severance by roads.  

Pollution Control – No objections for either construction or operational phases following the submission of additional information relating to acoustic mitigation proposals.  Conditions proposed to control hours of construction, detailed construction management plans, acoustic mitigations during construction and operational phases, a requirement for noise impact assessments and mitigations for future reserved matters applications/phases including impact on school from the link road and impacts of school and community use for future residents.

Public Health - The main concern is the identified additional pressure on local healthcare provision.  Whilst the applicants proposed to address additional pressure on local healthcare by utilising Section 106 funding, there is legal caselaw that firmly excludes S106 funding from being provided for healthcare services through planning permissions. Following minor revisions to the Health Impact Assessment, the Public Health Principal is satisfied with the submitted documents and the applicants HIA response note V2 dated 29.04. 2024.  No conditions proposed.

Public Rights of Way – After initial concerns were raised, clarification of hierarchies of footpaths and cycle routes have been provided and there are no objections to the proposals subject to conditions relating to requirement to realign existing routes where required, status and future maintenance of any footpaths cycleways and bridleways on site have been agreed.  A condition requiring construction details and future management and maintenance of proposed carriageways, footways, footpaths and landscaped areas not put forward for adoption is also proposed. Contributions towards improving connections to the site and off-site Public Rights of Way improvements are also requested.   

South Yorkshire Archaeology Service - The application has archaeological implications.  A Written Scheme of Investigation (WSI) has been submitted.  and reviewed by the South Yorkshire Archaeology Service, following which there are no objections subject to a condition which requires compliance with the WSI.  

South Yorkshire Mining Advisory Service – The site is located within a Mining Remediation Authority Coal Mining Referral Area due to the presence of opencast backfill, opencast highwalls, shallow workable coal, potential shallow coal mineworking’s and mineshafts. The land is therefore potentially at risk from coal mining legacy risks such as ground instability and fugitive gas migration.  The proposals are supported by several Geo-environmental/Geo-technical reports as detailed in section 10.2.1 of the applicants Environmental Statement. To ensure the safe and sustainable development of the site the reports make recommendations for appropriate mitigation based on site investigations undertaken to date and recommendations for further ground investigation, the results of which will finalise ground remediation and design mitigation for the area of consideration and the wider site as a whole. The presence of fugitive mine gases is a standard consideration for development of this scale in mining areas and the paragraph in the Coal Authority response is generally always included. The Geotechnical reports submitted discuss the need for gas evaluation and the potential mitigation requirements. No objection subject to a condition to ensure the developer(s) adequately address mining legacy issues on site, thereby ensuring safety and sustainability.

Sustainability/Energy – no comments or objections received

South Yorkshire Police – Recommend the development is Secured by Design and a Crime Impact Statement (CIS) be produced.  Whilst the production of such statements is common practice in Greater Manchester, there is no requirement in Barnsley, and there is no current policy or legislation that requires the production of a Crime Impact Statement. The applicants’, however, seek to ensure proposed development is compliant with the BWMF, particularly part 5 on ‘safety and natural surveillance’ and Secured by Design requirements.  A request for S106 funding to provide additional policing in the area was requested.  However, Police are funded through central government grant and through local taxation (Council Tax).  There are no policy requirements to provide additional funding. 

Superfast SY – Initially, a planning condition requiring details of measures to facilitate the provision of gigabit capable full fibre broadband for dwellings was proposed.  However, the requirement is now contained within Building Regulations for domestic properties, and a condition is no longer required.

South Yorkshire Mayoral Combined Authority (SYMCA)- Initial residential development (Phase 1) would be served by existing bus stops and services, until the build out of subsequent phases and the completion of the link road when services would utilise the proposed link road.  Developer contributions are requested to improve an existing bus stop on Longley Street, as are the provision of bus stops on the link road.  Two pairs of bus stops are requested on the link road, each to be provided with mains -power connected 3 bay shelters with seating and real time passenger travel information.  Additionally, a developer contribution is proposed to provide core daytime service secondary to Saturday and Sunday with a contribution each year for an initial 5 years to support route viability.  A developer contribution of £57k pa in perpetuity towards statutory transport for schoolchildren was also requested but the walking distance threshold will not be exceeded so this contribution is not required.

TransPennine Trail – Essential links to the Trans Pennine Trail are needed to enhance the sustainable transport offer.

The British Horse Society- would like to see FP Darton 13 from Farmhouse Lane to Hermit Lane upgraded to a bridleway.  The application proposes upgrades to PROW 13 and 248 to bridleways. 

Urban Design Officer

FULL Phase 1 – Comments relating to over dominance of frontage parking, with reservations about the 4 no. 1 bed dwellings where one particular house type where semi- detached dwellings would be preferred. As a landscape-led development with an emphasis on healthscape, wayfinding signage to promote active travel and entrance design features to identity to each housing phase and aid legibility and add character is required as per masterplan (page 131, in the design code section of the framework) to reflect differing developers.  This can be secured by condition.

Outline- Relocation of the central area – does not support the proposed relocation of the central area due to lack of overlooking of the community green public open space (POS) which would lead to less a sense of residential ownership which could lead to anti-social behaviour, potential reduction in size, pressure of parking spaces for school drop-offs, poor first impression  of the centre of the development from the northern road leading off the link road, relieved only by soft landscaping. The area of grass space has been reduced from its original location from over 2100sqm to approx. 770 sqm.  The mix of soft and hard landscaping is also unacceptable, and the Urban Design officer would prefer the grassed area to be maximised to allow football kickabout area within the BWMF area.   There is a lack of clarity on the provision of the community building.  The school should have a community use agreement for the building out of hours.  Way finding markers are also requested.
Outline – residential.  It is noted that the number and density of dwellings of Phase 1(full) has been reduced when compared to the original BWMF, as has the Pogmoor settlement (outline), which will leave all other phases which are currently in outline to be of higher density layouts.  There is a concern in regard to car parking, and reserved matters should ensure that streetscapes are not overly dominated by front of dwelling parking. Access to rear gardens would also be an issue if there are many terraced dwellings. The adopted SPD Design of Housing Development should be adhered to in all phases. Way finding markers, entrance feature and public art in primary heartspaces would also be required for the outline phases, which can be secured by condition.
Ward Councillors – Two Councillor drop-in sessions were held at the Town Hall by the developers on 23rd November 2023 and on 22nd May 2024(with 3D model of the site). 
Councillor Wray – Concern over length and number of documents provided, 3 storey houses adjacent to existing bungalows, house number 32 (privacy), Phase 1 - would prefer a buffer zone of trees.  The proposal will leave large spaces unusable with no guarantee it will be developed but congestion and vehicular movements will increase. Emphasises that the link road must be built first, lack of public transport accessibility, loss of greenspace access as much of land will be subject to groundworks which will render it unusable with no sure prospect of development, environmental impacts due to potential coal extraction, loss of wildlife, the development will cause an extensive carbon footprint, despite the requirement to provide 10% BNG.  Other concerns regarding future maintenance, downstream flood mitigation, noise, lack of bungalows, temporary but long-term closure of PROW, lack of social housing.

Councillor Christmas - Concerns raised regarding privacy, link road, traffic, limited and loss of access to green space and environmental impacts of coal extraction and construction emissions. Additional concerns include noise, scale of units, street lighting, PROW, flooding, lack of bungalows and lack of green roofs to units.

Councillor Fielding - Link Road should be implemented first. Concerns regarding air pollution, biodiversity, overlooking of existing bungalows, traffic volumes, flooding, mix of housing types.

Councillors Alice Cave, Sharon Howard and Trevor Cave (Darton West Ward) – 

1. Effect on existing residents especially in the NW of the site, impacts of construction activities and proposed houses overlooking bungalows
2. Residents consider the consultation process has been flawed, removal of site from green belt status is inconsistent, decision makers ignoring valid submissions and petitions from residents (NB no petitions have been received for this application)
3. Some residents feel that proposals do not consider safety and wellbeing of others and the environment
4. Flooding and mining legacy issues not fully addressed
5. Existing roads inadequate, link road not complete until 2036 and will be health hazard for school.   The development will have a significant impact on J 37.
6. Severe pressure will be put on current medical services
7. Removal from Green Belt was ill conceived and flawed, 
8. Distinct possibility of financial risk could lead to difficulties completing the site as proposed.

Of the above Councillor comments, the following are considered material planning considerations and have been taken into account in the consideration of the application:
· Residential amenity - 3 storey houses adjacent to existing bungalows, lack of bungalows, mix of house types, privacy, (number 32)
· Phase 1-would prefer a buffer zone of trees.
· Link road must be built first, health hazard for school
· Accessibility
· Affordable housing
· Environmental impacts due to potential coal extraction, mining legacy not fully addressed  
· Loss of wildlife
· The development will cause an extensive carbon footprint despite requirement for 10% BNG
· Future maintenance
· Downstream flood mitigation,
· Construction impacts including noise, air pollution, light pollution
· Public rights of way
· Severe pressure on medical services

The points raised by Councillors below are not material planning considerations in relation to this application and have therefore not been taken into account.

· Lack of green roofs to units
· Existing roads inadequate,
· Residents consider the consultation process has been flawed, removal of site from green belt status is inconsistent, decision makers ignoring valid submissions and petitions from residents (no petitions ever received).
· Financial risk could lead to site not being developed as proposed.
· The proposal will leave large spaces unusable with no guarantee it will be developed but vehicle movements will increase
· Loss of greenspace access as much of land will be subject to groundworks which will render it unusable with no sure prospect of development

Waste Management – no comments or objections received.

Yorkshire Water – No objections subject to conditions relating to disposal of surface water, foul water and a scheme to ensure that on site and of site works have an adequate water supply.

Yorkshire Wildlife Trust – Initial comments were that there are inconsistencies within the planning application and areas requiring more consideration prior to determination, as follows: BNG, Ornithology, Watercourses, Ancient Woodland and Recreational Impacts. These issues were also initially raised by the Biodiversity Officer and are addressed in the report below following the submission of additional information. 

Representations

This application has been advertised in accordance with Article 15 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 and the Environmental Impact Assessment Regulations 2017 as follows: 

· Advertised on the Council website.  
· 730 individual local addresses notified by neighbour letters.  
· 22 Site notices posted in locations around the site boundary 
· Advertised in local press. 

The application has undergone two rounds of formal publicity to allow residents to comment on the application as submitted and for the revised documents and updated development description. Representations have been accepted beyond the formal consultation periods in both rounds of publicity, 

The first round of public consultation took place 29/09/2021 to 30/10/2021. 
Representations were received from 31 addresses, a further 14 representations did not provide an address, Keep It Green representing an unspecified number of local residents made representation.

A second round of publicity from 24/10/2023 to 23/11/23 was undertaken, with all publicity measures repeated.  Representations were received from 34 addresses, of which 11 were standard letters.  A further 17 did not provide any address (of which 4 provided neither name nor address), Keep It Green submitted further representation.
Across both rounds of publicity, representations were received from 48 separate addresses.  Representations which have not included the name or address of the person making the representation or where standard letters have been submitted are afforded little or no weight.

One representation was in support of the proposal.  Two of the representations supported the provision of the link road.

Of the objections received, many appear to relate to both this application and the adjacent employment site (2021/1089).  A number were lengthy documents which raised several issues, and several objectors submitted multiple representations.  Overall, the following concerns were raised which are listed in the order of frequency in the objection letters:

The material planning issues raised below have been taken into account in the consideration of this application and are summarised below.  The redacted comments have been made available to view on the Council’s Planning Explorer website.

· Highways/traffic impacts including link road and roundabouts, impacts of construction traffic, safety of cyclists, pedestrian safety, road safety, traffic modelling, parking, access, entrance and exits should be provided first, link road is not required, there should be a weight limit instead, Hermit Lane should not be closed to traffic, or not closed until later in the development.
· Loss of greenspace/greenbelt/countryside, nature and environment, too much development, urban sprawl, more greenspaces lost than proposed, impact on landscape.
· Loss of habitat, wildlife, hedgerows and trees, the link road will be a barrier to small animals, wildlife corridor on Colster Close should be retained, future maintenance of ponds and landscape areas.
· Loss of outlook/loss of privacy/loss of light/overshadowing/overbearing/ loss of amenity and quiet enjoyment of garden. 
· Lack of infrastructure, e.g. medical, drainage, energy, school, sewage, shops. 
· Air pollution/ noise pollution, construction impacts, hours of construction, timescale for construction/potential structural impacts on existing dwellings/ safety of children near construction sites, impacts of piling.
· Potential flooding, blocked watercourses, impermeable surfaces, runoff, maintenance of sewers, pollution of Redbrook Pastures, downstream flooding.
· Mining legacy issues, potential for contamination and gas, potential for explosives left over from opencast mineworking stability of earthworks, contamination, topography, leachate, drilling and desk-based assessments only, site investigations not completed/potential coal extraction, potential fire hazard.
· Erecting new buildings will not reduce emissions and will impact upon climate change, Barnsley 2030, sustainable energy action plan.
· School car park/drop off, children’s health so close to link road/ school requirement prior to construction of school, secondary places requirement.
· Impacts due to temporary and permanent loss of public rights of way, loss of and disruption to footpaths and bridleways during construction and after
· Potential for light pollution, loss of dark sky.
· Traffic impacts to Farmhouse Lane, Pogmoor Lane and West Moor Crescent, Wharfedale Road, Mawfield Road.
· Affordable housing – too few/too many/should be more integrated within new dwellings. 
· Government is spending money on affordable dwellings on brownfield sites. Brownfield land should be used/viability of the site - a cheaper scheme may be built due to lack of viability.
· Levels, gradients, uncertainty over detail of cut/fill platforms/geology and topography  
· Loss of landscape character, loss of character of the area/landscape and visual impact. 
· Height of proposed residential dwellings close to existing bungalows, one existing dwelling not shown on layout of Phase 1, edge of settlement impacts for proposed residential development at Pogmoor and Higham.
· Houses not required, too many dwellings, density and design of housing, 3 storey dwellings to rear of bungalows, lack of bungalows, clarity of Phase 1 layout/bin storage.
· Linear Park along link road will not be environmentally friendly.
· Only Higham will see the benefit of the link road.
· Public transport and active travel should be incorporated.
· Electric charging points should be of high capacity.
· Impact on heritage assets.
· Piecemeal development.
· Concern about health and social impacts.
· Impacts on climate change, does not contribute towards zero carbon, don’t build houses in order to reduce carbon impacts.

The following points were raised which are noted, but do not constitute material considerations AND/OR appear to refer to the planning application for the adjacent site (2021/1089).  As such they cannot be taken into account in the determination of this application and are afforded no weight:
· There are empty units elsewhere in the borough, the proposal should be at junction 36, Capitol Park not yet occupied, no need for employment units, (2021/1089)/ should be omitted/ don’t want hotel/fast food/too high/too noisy.
· There should be better jobs than distribution, number of jobs generated and should be for local people.
· No proof of investment in employment units/no proof of occupiers. 
· Few site notices, lack of neighbourhood consultation and short period for neighbour comments, every resident should have meaningful discussion about proposals with meetings, every property should be visited to assess potential impacts. Not in accordance with Gunning principles.
· Lack of public consultation before application was made (including masterplan framework, planning process and timescales) and what consultation will be undertaken at reserved matters with neighbours and other agencies.
· Impact on health and wellbeing, impact on social quality, quality of life, anxiety and depression, mental wellbeing, increase in cancer rates due to pollution, increase in mental illness.
· Lack of information on later phases.
· Loss of view. 
· Bungalows were promised by Strata in 2015.
· Value of property, request compensation.
· Residents of affordable dwellings will be bad neighbours/ increase in crime due to residents of affordable dwellings/should not be located close to existing dwellings
· Objection to local plan designation and masterplan process.
· Employment not in accordance with local plan designation. 
· Ownership of land, not all landowners notified (notification to the landowner was served by the applicants once this matter had been raised with them), access to land, access to business, access to later residential phases not shown.
· Too many complex documents, too technical and difficult to understand, ad hoc submission of additional documents and proposals/ lack of clarity between full and outline/poor plans/additional plans anomalies/ proposals, lack of detail on planting, buildings/slow to open on council website.
· Loss of farmers livelihoods.
· Concern over existing highway impacts on Higham Lane, Construction traffic is using 47-49 Longley St.
· Confusion about mitigation/consultation/timing/ of reserved matters proposals.
· Safety of children near construction sites
· People won’t want to come to Barnsley due to destruction of beautiful landscape.
· Council will be getting financial gain.

The application submission file includes a vast number of documents, with over 500 documents available to view on the planning explorer website. It is recognised that the local residents may consider this to be excessive/unreasonable, however given the size and complexity of the proposed development, the documents submitted are required to enable the Local Planning Authority to undertake a full assessment. 

Assessment

The main issues for consideration are as follows: 

For the full part of the application:
· The principle of residential and mixed-use development
· Proposed Link Road - Highways Impacts and Associated Highway Works
· Phase 1 Residential Development Comprising 216 Dwellings
· FULL - Strategic Landscaping and Public Open Space Facilities
· Ecology/Biodiversity Net Gain
· Full- Strategic Drainage and Flood Risk
· Impact of coal mining legacy and ground conditions

For the outline part of the application
· Indicative residential layout/scale /phasing
· Indicative layout/location of community area including school provision

Other material considerations relating to both FULL and OUTLINE parts of the proposal:
· Affordable housing provision
· Pollution Control
· Impact on Trees
· Sustainable Travel and Public Rights of Way
· Archaeology and the Historic Environment
· Impacts on Landscape character and visual impacts
· Sustainable construction and climate change
· Health Impacts and healthcare infrastructure
· S106 contributions and obligations.


For the purposes of considering the balance in this application the following planning weight is referred to in this report using the following scale:

· Substantial 
· Considerable 
· Significant 
· Moderate 
· Modest 
· Limited 
· Little or no
The Principle of Development

The application site MU1 is designated for mixed use in the adopted Local Plan 2019 and the adopted Barnsley West Masterplan Framework also identifies the northern part of the MU1 site for residential (indicative 1700 dwellings) and mixed use, and requires the provision of a link road, the provision of a primary school and community use. 

There are objections from local residents relating to the loss of Green Belt/greenspace, and that the application is not in accordance with zoning or land use plans, that there would be a loss in nature and environment,  there would be too much development and urban sprawl, that more houses are not required, and that more greenspace  will be lost than proposed, with a significant impact on landscape. The loss of greenspace access was also raised by local councillors.

Further objections noted that brownfield land should be used instead, and that the viability of the site might be an issue resulting in a cheaper scheme than anticipated. One representation considered that the proposal is piecemeal development, although the current application together with the adjacent employment application 2021/1089 together account for approximately 95% of the site allocation so is not considered piecemeal. 

Whilst the comments above are noted, the site, while historically Green Belt, was designated for mixed use development in the Local Plan when it was adopted in 2019, predominantly for housing and employment uses. The allocation cannot be revisited in assessing this application. In addition to being the right type of uses, the proposal also seeks to provide all of the items listed above which are required in the site-specific policy MU1 and the proposal is therefore acceptable in principle. 

In considering the full application part of the proposal, engineering operations will address mining legacy issues and in order to achieve suitable gradients for the link road and level areas for residential areas, cut and fill activities and other groundworks need to be undertaken.  The remainder of the full part of the application comprises 216 dwellings for Phase 1 (which comprises details of house types, materials, layout and elevations etc), drainage features, location of strategic landscaping, ecological areas which comply with the masterplan requirements and therefore is acceptable in principle. Consideration also needs to be given to the aforementioned policy requirements and other material planning considerations.  The Barnsley West Masterplan Framework is a material consideration.  This, and other material considerations are discussed in more detail below.

In considering the outline part of the application, the whole site is allocated for mixed use, and the principle is therefore acceptable. If outline permission is granted, detailed proposals will follow in subsequent reserved matters applications for the remaining phases of residential R2 to R7, and community uses Phase C1, comprising primary school, civic square, community use building and small retail element.  

Taking all the above into account the principle of the proposed uses on the application site is in accordance with the Local Plan land use allocation policy MU1, and the adopted Barnsley West Masterplan Framework and is therefore acceptable. This carries substantial weight in favour of the proposal.







Detailed consideration of FULL part of application.

Full planning permission for: earthworks to create development platforms; strategic drainage ponds/dry detention basins and associated drainage infrastructure; construction of a new link road; location of strategic landscaping and ecological areas; demolition of existing buildings; works to Hermit Lane; and erection of Phase 1 residential development comprising 216 dwellings.


FULL - Proposed Link Road - Highways Impacts and Associated Highway Works.

Local Plan Policy T1 Accessibility Priorities aims to improve sustainable transport and circulation in the Accessibility Improvement Zone (AIZ) and particularly between Principal Towns.  This is supported by the adopted SPD Sustainable Travel.

Local Plan PolicyT3 New Development and Sustainable Travel – New development will be expected to be located and designed to reduce the need to travel, be accessible to public transport and meet the needs of pedestrians and cyclists. Minimum parking levels, including for 2 wheeled and disabled people are required, as is a transport statement or assessment and travel plan.

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

Local Plan Policy T5 aims to reduce the impact of road travel

Site specific policy MU1 requires: Provide on and off-site highway infrastructure works, including a link road (Claycliffe Link) and improvements at Junction 37 as necessary.
The Barnsley West Masterplan requires the opportunity to re-route HGV ‘s away from Higham Common Lane through the early delivery of a new link road, and to provide a highway connection from Barugh Green Road to Higham Common Road. A north-south link road will also help alleviate local traffic issues, particularly for residents of Higham and Barugh Green to the west of the site, with Higham Lane and High Common Road currently providing the primary access for heavy goods vehicles travelling between the M1 and Claycliffe Business Park and beyond. The need for a new strategic link road between M1 Junction 37 and A635 Barugh Green Road is a long-held transport aspiration for the Council and is supported by the Sheffield City Region Combined Authority (SYMCA).
Objections were raised relating to Highways/traffic impacts including link road and roundabouts, safety of cyclists, pedestrian safety, road safety,  traffic modelling, parking, access, entrance and exits should be provided first, that the link road is not required, there should be a weight limit instead, One resident considered that only Higham would benefit from the link road.  Local Ward Councillors would like the link road to be constructed first before other development takes place and had concerns about congestion.  However, this would delay the delivery of new dwellings, and its construction would in any event take place over several years. The masterplan requires that it is constructed before the occupation of 237 dwellings. Councillors also raised issues relating to the link road being a health hazard to the school. Emissions are dealt with below under the pollution section of the report. 

The application is supported by a suite of documents relating to highways including a Transport Assessment, Framework Travel Plan, layout plans, link road design plans, road safety audit and other supporting information. Detailed traffic modelling was undertaken over a protracted period of time taking into account a significant number of junctions and other existing sites and future land use allocations to determine likely impacts of traffic using recognised methodologies, in association with the Council Highways teams.  Over the course of the application process additional traffic modelling has been undertaken and documents have been amended, updated and added to as a result of comments from BMBC Highways and National Highways and the need to meet Government requirements.

The resulting information identifies the likely traffic impacts of the proposal on the local highway network now and in future years both with and without the residential development and in cumulation with the adjacent employment application being considered under 2021/1089.
The link road is proposed to be a 30mph road 1.1km long of 7.3m single carriageway with associated landscaping, 3m wide shared footway and cycleways with crossing points. Two internal four arm roundabouts will be provided for access to the development zones, all in accordance with the BWMF. 
In addition to the crossing facilities provided at the roundabouts, there will be two controlled and two uncontrolled crossings in consideration of the estimated number of pedestrian and cycle movements that may cross the proposed road. Signalised crossings be provided between the two internal roundabouts and in the vicinity of Hermit Lane. The southernmost crossing facility will also accommodate equestrian users given the connection to the proposed bridleway. The link road will also incorporate two pairs of bus stops, which are discussed further below.
The proposed link road follows the BWMF requirements to a significant degree.  It is to be constructed by a phased delivery starting from the north and completed prior to the completion of the 237 dwellings as required by the BWMF.   
[bookmark: _Hlk200527662]A few objectors considered that Hermit Lane should not be closed to traffic or not closed until later in the development. However, due to level changes, the link road will be at a higher level than Hermit Lane which will no longer have vehicular access but will remain as a public bridleway enhancing the sustainable travel offer. Either side of the link road would be wide landscaped areas with active travel routes forming part of the strategic landscape for the site.    
                            [image: A map of a city
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Barugh Green Rd
Route of proposed link road
Roundabouts outside the site boundary granted earlier planning permissions and now complete
Two new roundabouts within the site to be located on the new link road

National Highways were consulted and initially issued a holding direction until further information and clarification on highways modelling was provided. Following this National Highways concluded that although the developments making up MU1 would have a material impact at M1 J37, it is not considered to be severe and therefore no mitigation scheme will be required. As a result, National Highways withdrew their holding direction and have no objections to the proposal, subject to planning conditions. 

Highways DC consider that traffic modelling results indicate that under certain scenarios, a number of junctions in the wider area were shown to operate over capacity, impacting on the operation of the highway network resulting in additional queuing and delay at several locations. Having reviewed the performance of these junctions in liaison with Strategic Transportation, it was agreed that having a pragmatic overview, whilst a number of junctions do require some form of mitigation to address capacity issues, the network overall could accommodate a degree of additional queuing and delay without the need for a full package of mitigation works. Where deemed that this is not the case, it has been agreed that the developer will need to address detrimental impacts on the operation of the highway network.  

No objections have been raised subject to contributions to provide offsite highway mitigations and a range of planning conditions. A suite of informatives is also proposed and appended to the bottom of this report.

Active Travel England consider that crossings on the proposed link road do not meet guidance in LTN1/20 and therefore potentially unsafe for cyclists and pedestrians, though acknowledged that there will be a “strong network of active travel routes, footpaths and cycle paths” in the remainder of the site.

It should be noted that the masterplan was adopted prior to the publication of the guidance document LTN 1/20 which requires 3m active travel routes.  However, a 3m pedestrian/cycle route is proposed which is segregated from the link road by a 1m wide kerb and landscaping which is in compliance with the BWMF which was developed before the LTN 1/20.  

On Higham Lane the approved improvements include a 3m shared footway/cycleway as on the approved roundabout (permission 2020/0028 south of the site) and the active travel routes proposed within the site would provide a large degree of consistency in the cycling experience moving between adjacent cycling facilities along Higham Lane and Capitol Close roundabouts and into and throughout the site.  

With respect to the proposed crossings on the link road, a safety audit has been undertaken on the link road design which highlighted that pedestrian refuges were indeed too narrow and have subsequently been widened in the design to 3m.  

Acknowledging that Active Travel England consider that improvements could be  made to the design in terms of cyclists,  their recent (2023) status as a statutory consultee has meant that they were only consulted  on the revised  submission, almost 2 years after the application was originally submitted, and too late to undertake any fundamental changes to the design of the link road which already segregated cyclists from the highway satisfactorily. Furthermore, the design of the link road is in accordance with the adopted BWMF which set out design parameters in 2019, and the proposed active travel routes are consistent with surrounding cycle infrastructure.  

There are no highways related objections to the proposed application with significant weight afforded to the benefits that would arise from the proposed link road (facilitating development of the site, diverting traffic away from Higham Common Road, creating access to the residential development areas.  It is therefore considered that the proposals are in accordance with the adopted Masterplan, Local Plan Policy T3 and T4 and paragraph 115 of the NPPF. The provision of the link road is considered to carry substantial weight in favour of the application. 

FULL Phase 1 Residential Development Comprising 216 Dwellings

This section of the report seeks full permission for the Phase 1 of the proposed residential development which comprises 216 dwellings.  The remainder of the residential development in the 2021/1090 application is proposed in outline only in 6 further phases (R2 to R7) and assessment of those details will be considered as proposals come forward in reserved matters applications for each phase. 

The principle of residential development has been established earlier in this report through the allocation of the MU1 site in the Local Plan and the adopted Barnsley West Masterplan Framework. The policy background has also been set out earlier in the report.    
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Objections have been raised in relation to loss of outlook/ /loss of privacy/loss of light/overshadowing/overbearing/ loss of amenity and quiet enjoyment of garden. 

Further objections have been raised relating to height of proposed residential dwellings close to existing bungalows, one existing dwelling not shown on layout of Phase 1, too many dwellings, density and design of housing, lack of bungalows, clarity of Phase 1 layout/bin storage. Local Ward Councillors also raised some of these concerns. It is not clear from the objections if they all relate to Phase1 proposals or if they also relate to future phases within the scheme which are currently considered in outline only. 

The adopted BWMF seeks to ensure adequate levels of amenity are retained for existing residents and that new residents would also enjoy adequate levels of amenity and would not suffer from unacceptable overshadowing, overlooking or loss of outlook as per Local Plan Policy GD1 and adopted Supplementary Planning Document “The Design of Housing Development”.  The Barnsley West Masterplan Framework Design Code identifies this part of the MU1 area as Higham Edge – which takes colour and grain from Higham, “looser grain, greenspaces that are organic in configuration, with a density up to 40 dph” (dwellings per hectare).

Description of Proposed Phase 1 Residential Development

Full planning permission is sought for 216 dwellings on 8.87 hectares of land located at the northern western end of the MU1 allocation and is a relatively narrow strip running north-south adjacent to existing properties to the north and west which comprise an approximately even mix of bungalows and two storey dwellings at Higham and off Barugh Green Road. The site would lie to the west of the proposed link road and would be located close to the northern roundabout access of the allocation site with land falling from north to south and from west to east.  

The site layout has been influenced by a number of constraints including historic highwalls created when the site was used for opencast mining.  The dwellings comprise 9 open market house types and 4 no. affordable house types. 

Market dwellings comprise a mix of 3, 4 and 5 bed dwellings and the affordable a mix of 1, 2 3 and 4 bed dwellings.  Dwellings are mainly detached or semi-detached apart from the 4-no. 1 bed affordable units which are apartments in a 2-storey block, and some terraced.   In terms of scale, the buildings are all 2 or 2.5 storeys, with the exception of 6 no.  Copenhagen house type which are of 3 storeys (Madrid House type).  None of the 3 storey dwellings are located near to existing dwellings. 

A central informal public open space is proposed, which is roughly triangular in shape, with a further small area of informal open space to the northern end of the site.  Vehicular access to the site would be gained initially from the north from the new northern roundabout currently under construction on Barugh Green Lane.  Once the link road is complete, vehicular access would also be from the new internal roundabout to be constructed as part of the link road just to the southeast of the Phase 1 site. Pedestrian accesses are proposed to Avon Close and St Johns Avenue to enable future residents to access existing bus services on Longley Street and Higham Common Road via existing pedestrian routes.

Assessment of Residential Phase 1

The relationship between the proposed new development and the adjacent existing residential properties has been considered in detail and assessed against the adopted Supplementary Planning Document (Design of Housing Development), taking in to account a number of concerns from local residents and Local Councillors.  

Residential amenity   

The adopted BWMF seeks to ensure adequate levels of amenity are retained for existing residents and that new residents would also enjoy adequate levels of amenity and that neither existing or new residents would suffer from unacceptable overshadowing, overlooking or loss of outlook as per Local Plan Policy GD1 and adopted SPD Design of Housing.  The BWMF Design Code identifies this part of the MU1 area as Higham edge – which takes colour and grain from Higham, looser grain, greenspaces that are organic in configuration with a density up to 40 dph (dwellings per hectare).

A number of objections including from local councillors have been received with concerns relating to potential impact on privacy as a result of new dwellings backing on to existing bungalows particularly given the internal arrangements of some of the existing bungalows. It should be noted that there is no distinction in the guidance between types of habitable room windows, all are treated equally, although secondary windows cannot be protected to the same degree.  A habitable room is any room used or intended to be used for sleeping, cooking, living or eating purposes.  

For guidance, the Masterplan states on page 75 that “All edges to the development shall be respected with gardens backing onto adjacent gardens along the boundary”.  Additionally, the adopted supplementary planning document requires that the minimum back-to-back dimension between facing habitable rooms, (i.e. any room used or intended to be used for sleeping, cooking, living or eating purposes), should be 21 metres. Where there is an extra storey height difference, an additional 3m distance is required between dwellings.

This FULL proposal complies with these requirements with rear gardens of the proposed dwellings being very generous for many plots. In every case, the proposed dwellings exceed the minimum 21m required between back-to-back habitable rooms, often to a substantial degree with several plots over 40m between the rear elevations of existing and proposed dwellings. In almost every case the proposed dwellings which would back onto bungalows would be of 2 stories.  Of those 2.5 storey proposed along the whole of the Phase 1 development edge, only one housetype (Rosas) serving a bedroom in the roof space, has a single rooflight to the rear elevation which would not cause overlooking. All proposed dwellings exceed the required separation from existing dwellings. As a result, there would not be any impact on privacy, overlooking or overshadowing.  

One Councillor and one objector raised concerns in particular about plots 31 and 32 in the northwest corner of the site. These concerns centred on the impact on residential amenity of existing dwellings to the rear.  When carefully measured, plots 31 and 32 which are proposed to be of 2.5 stories with a single roof light to rear roof elevation, would lie over 32m from the nearest dwelling on Longley Close which are of two storeys.  They would lie 29m from the nearest dwelling on Milne Street (number 15 which is a bungalow). Both distances significantly exceed the minimum required distance between dwellings even with the difference in building heights.  The proposed plots 31 and 32 are also sited at an angle to both sets of existing properties so there would be even less likelihood of overlooking or loss of privacy or amenity.

Number 21 Milne Street was also raised as a concern by residents as it is not shown on the base plan used for the layout plan for the proposed Phase 1. This dwelling is a bungalow which has a rear garden of approximately 6.2m to rear boundary which is shorter than usual. 

The nearest proposed dwellings would be a block of four quarter houses (plots 33-36) of 2 stories high with the nearest point, a corner, located approximately 23.5m from the bungalow.  This exceeds the minimum required distance between the rear elevation of dwellings.  Although it marginally (by 0.5m) does not meet the 3m additional distance due to the height differences, as with proposed plots 31 and 32 above, the proposed  building would be sited at an angle to the bungalow, with the nearest point being a corner of the building set to the southeast of number 21 so habitable room windows would not face directly onto the rear elevation of the existing dwelling.   As such there would therefore be little likelihood of overlooking or loss of privacy or amenity.   

Objections have also been received relating to the levels between existing and proposed dwellings.  One local councillor considers there should be a buffer zone of trees. 

The BWMF page 167 states that houses should as a rule be set lower than existing houses where possible to reduce visual impacts. However, at page 45, it recognises that further work would be required at application stage to determine if further earthwork modelling would be required.  Since this application was submitted in 2021, the developers have carried out a comprehensive levels and drainage review which has significantly reduced the amount of groundworks necessary over the MU1 site including consideration of the area covered by Phase 1. This will significantly reduce impacts on the environment, wildlife and habitats, and reduce the amount of time that existing residents would experience disturbance through engineering operations as Phase 1 levels are now intended to remain close to existing levels. 

The applicant has provided revised levels plans to show the level differences between the existing western site boundary and the proposed finished floor levels to the proposed dwellings that will be closest to it. The plans clearly show that in the vast majority of cases, proposed finished floor levels will be at a lower level than the existing boundary of the site with gardens falling away from the boundary.  The differences will be less than anticipated in the plans as envisaged in the BWMF but are not considered to result in adverse detrimental harm to the living conditions of neighbouring properties through excessive overshadowing, over dominance or loss of privacy. On balance, the reduced impacts on the environment, wildlife and habitats through the revised engineering works and the significant distances between the existing and proposed properties would outweigh the perceived impact on outlook raised by residents. 

Notwithstanding the above, plots 105 to 115 have finished floor levels that are approximately 1m to 1.5m higher than the boundary, and all back onto bungalows on St Johns Avenue and Longley Street. Whilst this is disappointing, the closest proposed properties would be of 2 storeys and the distances between rear elevations of existing and proposed would still exceed the requirements set out in the adopted SPD, even with the difference in ground level and number of stories.  Those at 2.5 stories (proposed plots 105 to 108) would have over 40m between existing rear bungalow elevations and proposed rear elevations which again, far exceeds the adopted minimum required distances. As a result, there are no significant concerns about overlooking, overshadowing or loss of outlook as a result for these plots.

In terms of the residential amenity of the proposed dwellings, the internal dimensions of the dwellings meet the adopted standards in the vast majority of cases and all house types meet the minimum overall floor areas required in the adopted South Yorkshire residential Design Guide (SYRDG). Whilst the Urban Design Officer has reservations about the 4-no. 1 bed affordable dwellings (house type MY-AL-151-M43) each has two stories of ample space with dual aspect rooms and exceed the internal space standards significantly for a 1 bed dwelling. Externally, the vast majority of plots meet, and in many cases, substantially exceed the minimum external requirements for private amenity space.  Four corner plots 132, 137, 161 and 166  are required to retain land  outside the garden fence for junction visibility, reducing their private space, and the one bed dwellings have less external communal space than required, however, they would be located close to the Public Open Space within the Phase 1 site and be close to the wide landscaped arboretum  adjacent to the link road proving good access to open space.  On balance this is considered to be acceptable.

The layout also meets the requirement for proposed habitable room windows at first floor level, and above which should be a minimum of 10 metres from the boundary of any existing private garden which they would face, and 12m from blank walls without habitable room windows (usually side elevations).  

A 2m high acoustic fence is proposed for the northern and western boundaries of the site to protect both existing and future residents from noise and disturbance from the construction phase and this will be retained as rear garden boundary to prevent overlooking at ground floor level.  Members will be aware that it is normal practice to erect fences of this height to the boundaries of residential sites.  The dwellings along the link road have front elevations facing towards the link road thereby the dwellings themselves will screen rear gardens from noise and is compliant with the Masterplan Framework.

In terms of parking, the Urban Design Officer considers that there remains an over dominance of front of dwelling parking in places contrary to the adopted Supplementary Planning Document (SPD) “Parking” and initially considered there were too many visitor parking spaces immediately adjacent to the public open space, although this has now been reduced. The applicant argues that a reduction to front of dwelling parking would necessitate a reduction in the number of plots which is already at lower than anticipated due to the narrow shape of the site and the undevelopable areas mentioned earlier.

Overall, the proposed dwellings meet appropriate internal and external dimensions and in view of the often-significant intervening distances between existing and proposed properties of Phase 1 and the existing dwellings, and the clarification of ground levels, there would be no significant impacts as a result of overlooking, loss of privacy or loss of outlook or sunlight. Although front of parking does not meet with the requirements of the SPD in some areas, the site constraints suggest there is little alternative without losing plots which may further affect the viability of the scheme and fail to deliver on providing housing for the borough.

On balance, the proposal generally accords with Local Plan Policy D1 and GD1 and the BWMF in this respect and contributes towards the delivery of the indicative residential yield of the MU1 policy. This is considered to weigh positively in favour of the application carrying considerable weight.

Housing Density, Mix and accessibility compliance

The developable area for Phase 1 is 8.87ha of which 8.17ha is developable. The net density equates to 26.44 dwellings per hectare.  Whilst this is less than the 40 dph anticipated by the Local Plan for the majority of sites, Local Plan Policy H6 allows for lower densities where it can be demonstrated they are necessary. The Barnsley West Masterplan Framework expects this Higham Edge development to respect the grain and character of the existing development, and the high walls of the opencast areas cannot be built on which results in an awkward shaped site remaining for development. Whilst objections have been received in relation to the lack of bungalows, the introduction of bungalows would further reduce the yield of the site further due to their relatively large footprint.  As an alternative, 4 no. 1 bed dwellings are proposed which would all be M (4)3 accessibility compliant (suitable for disabled) which meet the expectations of the SHMA (Strategic Housing Market Assessment).   A further 101 dwellings in 6 house types would meet the M (4)2 accessibility compliance level internally (adaptable for wheelchair use) which is considered to be an acceptable alternative to bungalows with regard to accessibility.    

Overall, the density and character are in compliance with the Masterplan, and the mix of dwellings complies with the SHMA. The proposal has been further assessed by the Council’s Strategic Housing Team in terms of affordable housing provision and is discussed further below.  Accessibility provisions are acceptable, and the proposal is acceptable in terms of design housing mix and accessibility. 

Layout and Visual amenity

The BWMF states that the layout of the buildings shall create a series of “heart spaces” through neighbourhoods designed in a range of sizes and scales to give variety and identity to different neighbourhoods and landscaped with pedestrian and cycle routes.  

Significant parts of the west of the site cannot be built on because of the location of highwalls of the historic Craven Opencast site.  These areas have been incorporated into the layout as unusually long gardens on westernmost plots on the site but has meant that the developable area has been reduced somewhat and led to a long narrow site.  Whilst a local councillor would prefer a buffer zone of trees in this location, if the trees were planted within private gardens, then the occupiers could remove them.  If a tree belt was planted instead of the dwellings proposed, the yield of the phase would be further reduced which would then become unviable with corresponding impacts on deliverability of the link road and school.

The adopted SPD for “Open Space Provision on New Housing Developments” normally requires the provision of formal recreation on site for developments over 200 dwellings. However, the narrow shape of the site does not lend itself to formal recreation or formally equipped play such as a LEAP (Local Equipped Area of Play), which would impact significantly upon the layout due to the need for amenity buffers.   

Instead, a central large informal open space area approx 0.35 ha in size, with a smaller area to the northern end of the site approx. 0.65ha in size ae proposed, both which have pedestrian accesses through and are well overlooked which would provide heartspaces.
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Further open space in arboretum and in formal open spaces to be delivered following future reserved matters approvals in later phases
Phase 1 informal open space “heartspaces”

                                                        
Whilst this is slightly less than the 15% requirement of the SPD, significant additional areas of informal open space will be available in the arboretum along the link road, which would be approximately 30m wide for the majority of its length and no further than 100m away from the majority of dwellings. More formal play areas will be provided following future reserved matters approval for later residential phases in the form of Local Equipped Areas of Play (LEAP) and Neighbourhood Equipped Areas of Play (NEAP) will be located in the wider application site to the east beyond the link road and easily accessible via pedestrian and cycle routes. The indicative location of these broadly accords with the Masterplan.  The Phase 1 child and youth Public Open Space (POS) shall be delivered through strategic infrastructure Phase SI 3 (Strategic Infrastructure) – the timescale for delivery overlaps with the construction of Phase 1. 

The streets would be formed of a mix of housing types providing a pleasant character, and several plots lie in prominent locations, forward of the building line, with contrasting building forms and monochrome materials to act as Gateway Buildings or navigation points into and within the site, all of which meets the design code expectations of the BWMF (p150-152).  Dwellings will face towards the link road at the edge of the urban block, whilst rear gardens back onto one another to provide a secure “island block” which conforms with the BWMF design code. The BWMF expects that at least 60% of dwellings should face directly onto formal open space and 70% should be no more than a minute walk from open space.  Whilst the shape of the site limits the number of dwellings which can face open space to 35%, this is still a substantial amount for a modern layout.  The long narrow shape of the site ensures that the vast majority of dwellings will lie less than 100m from open space which will take just over a minute to walk to and broadly confirms to the requirement to be no more than a minutes’ walk away.  

Pedestrian accesses to Avon Close and Longley Street, and north to Barugh Green Road are proposed to link to existing public transport routes, together with many pedestrian and cycle links through the strategic landscaped areas of the wider MU1 site. Dwellings are proposed to be a mix of pitch faced sandstone, buff or red brick, with some white render, all with grey window frames with grey or red concrete roof tiles. This reflects the existing materials with some modern flavour of coloured frames and render.  Boundary treatments are proposed to be a mix of finishes of 1800mm red brick walls, pitched face stone and buff brick with timber knee rails to non-vehicular accesses outside the site and 1200m high metal railings to open space areas.

Overall, the layout generally accords with a number of elements of the BWMF Design code and adopted guidance with a suitable mix of designs and materials and is considered acceptable.  

Highway Safety 

Highways Development Control (HDC) initially raised a number of concerns relating to the details for Phase 1 internal highway layout including visitor parking and visibility splays.  The plans have however been the subject of revision through the course of the application and has been agreed. The layout takes vehicular access from the northern internal roundabout on the proposed link road and provides linkages for pedestrians and cyclists to the existing highway network and proposed link road.  Adequate parking has been provided and measures will be incorporated to reduce vehicle speeds, and swept path analysis has demonstrated the layout can accommodate manoeuvring by refuse vehicles. Highways DC consider the layout is satisfactory subject to conditions and accords with the South Yorkshire Residential Design Guide. The layout will be the subject of road safety audits as part of the detailed design, technical approval and adoption procedure.

Active Travel England consider that there is a lack of street hierarchy within Phase 1, and that streets are primarily designed for motor vehicles.  However, cyclists could still use the unsegregated streets for cycling and proposed pedestrian /cycle routes are easily accessible from Phase 1.  Highways DC have not objected on this point.  Active Travel England also regret the lack of proposed street trees. Trees within the public highway are unlikely as the Highways Authority does not have the resources to maintain them.  Trees may be provided in landscaping proposals within private front gardens, with landscaping details to be secured by planning condition. 

To summarise Phase 1 proposals, whilst there are some minor elements which are disappointing and do not meet expectations in terms of parking, and quantum of open space, on the whole the majority of this Phase meets the objectives of the BWMF Design Code,  the adopted guidance in the South Yorkshire Residential Design Guide and the adopted SPD “ Design Of Housing Development, it contributes towards  indicative yield of the MU1 policy and meets  and exceeds expectations in terms of residential amenity and will provide access to and improvements to public transport.  It is also in compliance with the Local Plan Policy GD1 and D1. Overall, this is considered to carry substantial weight in favour of the application.

FULL - Strategic Landscaping and Public Open Space Facilities

The application seeks full permission for the location of strategic landscaping and ecological areas.

Site specific policy MU1 requires that existing watercourses are retained and managed, as is grassland and woodland including hedgerows and boundary features, together with creating and retaining wildlife corridors.

The BWMF requires a “Healthscape” of a green and blue landscape framework with a vision of enhancing health and wellbeing. The ‘Healthscape’, acts as a setting for the developed areas using different character areas. It also notes on page 88 that the landscape strategy for the framework comprising green and blue infrastructure “will provide a network of linked open spaces across the site. The spaces create a meaningful network of interlinking areas that provide a range of open spaces for new and existing Barnsley residents to enjoy. These spaces should incorporate a range of natural and play spaces for all to enjoy. The diverse range of spaces also protect, enhance and extend the existing wildlife areas on site which should create new habitats for a diverse range of different biodiversity”.

One objection has been raised which suggests that the linear park along the ink road will not be environmentally friendly.  Air quality concerns discussed elsewhere in this report have determined that air quality will not be a concern along the link road, and any emissions will diminish in time as electric vehicles become the norm.  The landscaping of the site is discussed in more detail below. One local Councillor was concerned about loss of wildlife.

The revised strategic landscape plan and the table above indicates that approximately 30% of the site will be retained for landscape and the strategic landscaping proposals comprise a variety of character areas throughout the site which will be attractive to wildlife. In addition, the existing ancient woodland will be retained with a 15m buffer zone which complies with Natural England requirements. Following the resubmission in October 2023, Hermit Lane is also retained as a bridleway with its important hedgerows remaining in situ. 

A landscape masterplan has been submitted which shows the strategic landscaping areas will be delivered which broadly accord with landscape character areas set out in the BWMF and will in the main be delivered in the first 3 years following commencement of development beginning in the north.  These will provide a wide swathe of landscaping mainly on the east of the site and extend fingers of landscaping west into residential areas, separating future residential phases.  These are expected to be expanded with future phases and complemented with green heartspaces in future reserved matters proposals. To the east of the link road a Neighbourhood Equipped Area of Play (NEAP) suitable for children 8-14 years and a Local Equipped Area of Play (LEAP) for children of early school age, will serve Phase 1 dwellings. Informal play areas will also be provided with areas of wildflower meadow, amenity grass, trees and ornamental planting.  
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[bookmark: _Hlk200536137]Attenuation basins delivered for strategic drainage with suitable planting will contribute towards the anticipated blue-green infrastructure whilst a network of footpaths and cycle routes will provide opportunities for active travel.  Community orchards and allotments are proposed to additionally promote health and wellbeing. Details of planting and hard landscaping will be secured by condition.

Within Phase 1 residential development, strategic landscape areas will provide accessible open space and comprise the two-no. public open space areas for informal play landscaped with trees, shrubs and with footpath routes and pedestrian accesses to the west.   

[bookmark: _Hlk200536160][bookmark: _Hlk200536176][bookmark: _Hlk200536224]The ancient woodland will be retained and buffered by a 15m no build zone and planted with additional trees and there will a significant amount of new hedgerow throughout the site.  This is covered in more detail in the biodiversity section of the report. Further strategic landscaping and formal play (LEAPS and NEAPS) will be delivered as part of future reserved matters applications.  Whilst the Parks Officer supports the majority of the equipped play areas, she considers that whilst the northernmost proposed NEAP accords closely with the BWMF, it is not required in this location.  Exact location would therefore be subject to future reserved matters approval.

Objections have been received that there are no details of tree and plant species proposed for landscaping at this stage, however, this is usual for a large site such as this and will be secured by planning condition, together with long term management proposals.  This will also be required in future for those areas which are being considered in outline.   

The landscaping will include use of native and non-native species in wide green corridors outside of plots, linking different landscape and habitat areas comprising native hedgerows, trees, scrubland areas, woodland areas, ponds and wet meadows, ornamental meadows, species rich grass, gorse, reedbeds.  The mix will result in more trees and habitats than are existing.   Biodiversity enhancements will also be achieved through log piles and bug hotels and long flowering species.  Species rich flower meadows and wetland/marginal plans will be planted to the edges of basin and pond margins. 

The applicants confirm that the Public open space areas will be accessible from surrounding communities, promote active travel within the development, connect new neighbourhoods with existing surrounding communities of Higham, Barugh Green, Gawber and Pogmoor, and offer safe routes to school, local facilities and public open space. New connections from the surrounding housing into the site are proposed, while existing connections should be improved where possible. 

Further strategic landscaping will fall within outline residential phases R2-R7. The management of strategic landscaping in these phases together with any additional biodiversity interest will be secured through management plans for a period of 30 years when reserved matters applications come forward.  

The landscape architect concurs that for the most part the proposed strategic landscaping corresponds closely to the strategic landscape aspirations as set out in the BWMF subject to conditions and further consideration at reserved matters stage where it will be incorporated in the outline residential phases.   The proposed strategic landscaping will link to the adjacent site and would provide a suitably integrated green-blue landscape and wildlife corridors as envisaged by the BWMF and in accordance with site specific policy MU1 and Local Plan Policy BIO1. Furthermore, it is considered that the proposal will provide attractive landscape led public open space providing a healthscape setting to the residential development as required by the BWMF. 

[bookmark: _Hlk200536357]Taking all the above into account the landscaping for the proposal will retain approximately 30% of the site for landscaping and will result in a significant landscape enhancement with trees, hedgerows and native planting which, in conjunction with  further landscaping at reserved matters stage and with the detention ponds, will provide an attractive blue-green healthscape considered to be compliant with Local Plan Policy MU1 Barnsley West Masterplan Framework and Local Plan policy BIO1 and carries significant weight in favour of the proposal. 

Landscaping not within Strategic Landscape areas

Areas of open space landscaping which are not within the strategic landscaped areas either in Phase 1 or in the other residential phases R2 to R7 and area C1 (shown in white on the above plan), will be secured by condition and/or considered in detail at reserved matters stage.  In addition, as with all residential applications there will be landscaping proposed in front gardens of residential plots.  The details of such planting will be secured by planning condition. 

FULL - Ecology/Biodiversity Net Gain

One of the key objectives of the Local Plan is to protect and enhance Barnsley’s natural assets and achieve net gains in biodiversity.  Local Plan Policy BIO1 development will be expected to conserve and enhance the biodiversity and geological features of the borough. There are no statutorily designated sites or non-statutorily designated sites within the application boundary.
Local Plan site policy MU1 states that development will be expected to:
· Retain, buffer and manage the watercourse, grassland and woodland north-east of Hermit Lane.
· Retain, buffer and manage the species-rich hedgerows and boundary features. Where this is not possible transplant hedgerows including root balls and associated soils. A method statement for this should be provided and agreed prior to works commencing; and
· create/retain wildlife corridors through/across the site
Page 52/53 of The Barnsley West Masterplan Framework requires that Development proposals are to be considered against a Biodiversity Net Gain metric which demonstrates a minimum ‘net gain’ of at least 10% set against the site’s current ecological value. This is consistent with the Government’s Environment Act 2021.
Objections/concerns have been raised regarding impact on or loss of ecology, loss of habitat, wildlife, hedgerows and trees, concerns that the link road will be a barrier to small animals, that a wildlife corridor on Colster Close should be retained, concerns regarding maintenance of ponds and landscape areas. Local Councillors also had concerns about impacts on biodiversity.
Although the site is reclaimed colliery land, it has regenerated significantly and now comprises mainly agricultural land, with some trees and a number of hedgerows.  A programme of ecological surveys for habitats including for protected species was undertaken to inform an ecological assessment. 
The Ecology Appraisal proposes that the site landscape design will retain trees and hedgerows where possible and provide a network of green corridors outside of plots, linking different landscape and habitat areas. Updated surveys and reports have been submitted throughout the consideration of the application for ecology, birds and protected species as have proposals for achieving the 10% biodiversity net gain. It is anticipated that the strategic landscaping proposals will deliver the majority of the biodiversity net gain although there will be an impact on ground nesting birds.  The key biodiversity considerations are set out below.

Biodiversity Net Gain

A DEFRA biodiversity metric (version 4) has been submitted which demonstrates that there a gain in habitat and hedgerow units can be achieved for this application indicating a gain of 98.84 habitat units (29.80% gain) and 6.05 hedgerow units (23.08%) Landscape proposals to achieve these gains include the provision of a range of habitats within areas of public open space, such as woodland, hedgerow and scrub planting, wildflower grassland creation, scattered tree planting and provision of waterbodies including a pond and a number of SUDS basins. Despite the concerns of local residents, this will provide a substantial increase in biodiversity habitat over existing and carries significant weight in favour.

However, there will be a loss of ditches resulting in a loss in watercourse units although the stream associated with the woodland habitat to the east will not be directly affected. Whilst swales are proposed they do not meet the definition of ditches under metric guidance, so do not offer suitable mitigation and compensation or off-site mitigation will be required if a 10% gain in watercourse habitat cannot be achieved on site. 

The biodiversity officer confirms the existing ponds have a relatively poor habitat and unsuitable for Great Crested Newts.  New attenuation ponds some of which will be permanently wet and suitably planted will provide better quality habitats. It is considered in this case that the SUDS basins proposed are likely to offering the same function as the existing ponds and potentially enhancing opportunities for wildlife. 
Due to the significant biodiversity net gains proposed on site, the strategic landscaping and habitats generated will be subject to monitoring and management over 30 years with monitoring be undertaken periodically and reports submitted to the Local Planning Authority over the 30-year period from the implementation of each phase of the landscaping. 
Protected/Priority Species

Skylark and lapwing which are both Priority Species, use the site during breeding and overwintering and the ecology chapter of the Environmental Statement states that the loss of their habitats on site will result in a major adverse residual impact at a local level with regard to these species. Both species are Species of Principle Importance under Section 41 of the Natural Environment & Rural Communities Act.  As appropriate mitigation cannot be provided on-site for ground nesting birds, off-site mitigation will be required or compensation in lieu which will be secured through the S106 legal agreement in order to satisfy the biodiversity hierarchy set out in the NPPF.

The Biodiversity Officer is satisfied that updated Great Crested Newt (GCN) report confirms that impact upon this species is anticipated to be negligible, with poor habitat ponds mentioned above and drains on the site also unsuitable for (GCN) confirmed by a site visit by the biodiversity officer. The report recommends that updated eDNA surveys should be carried out if there is a delay of 2 years to the onset of habitat clearance works which can be secured as a pre-commencement survey within a Construction Environmental Management Plan (CEMP: Biodiversity), which can be conditioned. 

Hedgerow Removal

The site-specific policy MU1 and the BWMF (page 54) both require that species rich hedgerows are retained or translocated.  The majority of existing hedgerows across the site will be removed to facilitate the proposed development.  However, due to the absence to date of appropriate hedgerow management and heavy pony grazing/browsing of the current hedgerows on site, it is not considered that hedgerow translocation would be a suitable option. Planting of new species-rich hedgerows with trees subject to ongoing management from the outset is considered to be a more satisfactory measure.  Over the wider MU1 site, there is currently 7.33km of hedgerow of which 2.17km will be retained, and a further 4.67km of new species-rich native hedgerow with trees to be planted bringing a total of 6.57km post development, but with a much higher gain in biodiversity distinctiveness than existing hedgerows. On balance therefore, whilst the treatment of hedgerows does not meet with the exception of Local Plan policy MU1 and the BWMF on this point, the outcome is considered to be a significantly better outcome in biodiversity and habitat than if the translocations of the existing hedgerows were undertaken. 

Conditions are proposed to ensure the biodiversity enhancement proposals and long-term management for a period of 30 years will be required and monitoring fees will be secured via a S106 agreement. 

Overall, whilst there will be a loss of 0.76 km of poorly maintained hedgerow and loss of two ponds of poor habitat over the wider MU1 site, they will be replaced by more species rich hedgerow with trees and by more appropriately planted SUDs.  These will contribute towards a significant increase in Biodiversity net gain as a result of the proposals of gain of 98.84 habitat units (29.80% gain) and 6.05 hedgerow units (23.08%) for this application site.  The existing streams within ancient woodland habitat will also be retained and buffered and their long-term monitoring and management.  

The proposal is considered to be compliant with Barnsley West Masterplan Framework and Local Plan policy BIO1 and will deliver substantial enhancements in biodiversity in terms of number of habitats and hedgerows and substantial landscaping which is welcome.  However, the loss of river habitat and the habitat for ground nesting birds tempers the gains and on balance, the enhancement in biodiversity will carry significant weight in favour. 


Full- Strategic Drainage and Flood Risk

The application seeks full permission for strategic drainage ponds/dry detention basins and associated drainage infrastructure which will serve all the residential properties, the school/community use and the link road. 

Objections from local residents and councillors have been raised regarding potential flooding, blocked watercourses, impermeable surfaces, runoff, maintenance of sewers, pollution of Redbrook Pastures, downstream flooding.

The site lies in Flood Risk Zone 1 and so has a low risk of flooding, however, there are a number of watercourses and land drains within application area. 

The site-specific policy MU1 requires the development to ensure that any sustainable drainage system incorporating above ground habitats is designed from the outset to serve the whole site and gives consideration to the drain/culvert that runs through the site.

The Barnsley West Masterplan expects development on the MU1 site to do the following:

· Create an integrated blue and green infrastructure within the site 
· Ensure the risk of flooding beyond the site boundaries is prevented through a positive drainage strategy. 
· The Masterplan expects integrated SUDS (Sustainable drainage systems) where possible on site. 

In addition, Local Plan policies CC3 and CC4 expect all development to ensure that the extent and impact of flooding is reduced and that all major development will be expected to use SUDS to manage surface water drainage.

The preferred disposal method for surface water is by infiltration.  Infiltration refers to a method of collecting stormwater from rainwater pipes and surface water drains before directing it into a soakaway which then holds the water before allowing it to be dispersed back into the ground slowly over a period of time.   The BWMF recognises that ground investigation has been undertaken and confirmed the site is underlain by mixed material consisting of rock, cohesive and mining fill material none of which would be suitable for infiltration drainage methods on this site.  Whatever system is used; runoff rates should not exceed existing greenfield runoff rates so as not to overload the existing system. 
The proposed strategic drainage proposals will capture all of the surface water using a series of detention basins and submitted details in the Environmental Statement suggest that the on-site drainage system will demonstrate that:

· No surcharge of pipes occurs in the 1 in 2-year rainfall event.
· No surface flooding occurs in 1 in 30-year rainfall event.
· No flooding to buildings and adjacent properties occurs in 1 in 100-year rainfall event (including an allowance of for the effects of future climate change), as defined in NPPF Technical Guidance. 
· The climate change allowance shall be 40% increase at a restricted discharge rate based on greenfield runoff rates, replicating the existing situation. 

The majority of the drainage basins will be on the east of the site and contain several basins and ponds.  Where appropriate these will be developed as marginal or wet habitat and would be incorporated into the strategic landscape and create an attractive integrated blue green infrastructure as required by the Barnsley West Masterplan Framework.                              
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Plan showing location of strategic landscaping with drainage basins

A separate foul and drainage system is proposed. Foul water will drain to an existing public sewer which already has capacity issues.  However, as a statutory undertaker, Yorkshire Water will be obliged to improve capacity and have confirmed this is the case. 

The Phase 1 proposed residential development is supported by a drainage strategy which proposes a combination of draining to the ditch/drain along Barugh Green Road and the site wide drainage infrastructure.

The Authority’s Highways drainage engineer has inspected the drainage proposals and considers them to be satisfactory, subject to the imposition of conditions, including at reserved matters stage. This will include future management and maintenance arrangements for the lifetime of the development. Yorkshire Water Authority also agrees with this solution subject to planning conditions. The Highways Drainage Officer has raised concerns about the suitability of the proposed outfall on Barugh Green Road. As objectors have indicated, this watercourse has had a number of flooding events adjacent to Claycliffe Road and as such, planning conditions are proposed to control surface water runoff.

Overall, subject to planning conditions to control surface water runoff and compliance with the drainage strategy, the application proposes a suitable method of managing surface and foul water through sustainable green-blue infrastructure, uses sustainable urban drainage in the form of attenuation basins which will additionally ensure that flooding will not occur off site as a result of the development.  As such the proposal is considered to be in compliance with Local Plan Policy CC1, CC4, site specific policy MU1 and the BWMF which carries moderate weight in its favour.


Impact of Coal Mining Legacy and Ground Conditions

The site is located within a Mining Remediation Authority coal mining referral area due to the presence of opencast backfill, opencast highwalls, shallow workable coal, potential shallow coal mineworking’s and mineshafts so there are potential coal mining legacy risks.

Local Plan Policy CL1 ‘contaminated and unstable land’ and site-specific policy MU1 requires developers to accompany proposals with a report to show investigations which have been carried out on the nature and extent of contamination or stability issues and any necessary remedial works.

Objections were raised relating to historic mining legacy issues including, potential for contamination and gas, potential for explosives left over from opencast mineworking stability of earthworks, contamination, leachate, drilling and desk-based assessments only, site investigations not completed/potential coal extraction, potential fire hazard. Further concerns have been raised in regard to levels, gradients, uncertainty over detail of cut/fill platforms, stability of slopes, geology and topography. 

Local Councillors also raised concerns about the potential impact of coal extraction and mining legacy issues and loss of access to greenspace as a result of earthworks with no prospect of development.  However, the revised proposal will result in much reduced and less extensive groundworks than envisaged when the application was submitted in 2021 and will take place on a phased basis.

Comprehensive information has been provided in respect of all of the above in the original application as submitted in 2021, with further information and clarification submitted with the revised proposals in 2023. To ensure the safe and sustainable development of the site the Geo-environmental/geotechnical information including but not limited to, Coal Mining Risk assessment and Ground investigation reports within the Environmental Statement and preliminary intrusive site investigations make recommendations for appropriate mitigation based on site investigations undertaken to date and recommendations for further ground investigation. These results will finalise ground remediation and design mitigation for the area of consideration and the wider site as a whole including gas protection measures and piled foundations if appropriate.  

After an initial objection as a result of not accessing all submitted documentation, the Mining Remediation Authority (MRA) as statutory consultee and the South Yorkshire Mining Advisory Service (SYMAS) are satisfied with the reports and proposals for further site investigations and  have no objection subject to planning conditions requiring further ground investigations and further refinement of mitigation proposals to be agreed with  SYMAS and the MRA. It is appropriate and usual for further site investigation works to be undertaken following the grant of planning permission where there are potential coal mining legacy issues on site.  The Council Contaminated Land Officer has carefully reviewed the submitted documents and is satisfied with the contents and proposals.

[bookmark: _Hlk200536725]No objections have been raised by the South Yorkshire Mining Advisory Service or the Council’s Contaminated Land Officer relating to levels, gradients or slope stability or contamination.  After an initial objection di to not accessing all the submitted information, the Mining remediation Authority is now satisfied with the proposals subject to planning conditions. 

Whilst a few residents raised concerns relating to the potential for explosives remaining in the ground following the closure of the opencast works over 50 years ago, neither SYMAS nor the MRA have been provided with any evidence of such, and if there were any remaining, there would no longer be any explosive risk due to deterioration over the intervening period.  No objections or concerns have been raised by SYMAS or the Mining Remediation Authority on this point.

Incidental coal extraction is not a material planning consideration but would be dealt with under licence from the Mining Remediation Authority.  Its removal would be required in order to ensure a valuable resource is not sterilised, and to ensure that stable foundations can be facilitated.

The proposal includes engineering works in the form of cut and fill activities required to take place, without which the link road could not be built with appropriate gradients due to significant changes existing topography, and proposed residential areas would similarly be affected in places.  It should be noted that the amount of cut/fill proposed has been significantly reduced compared to the application as originally submitted in 2021. This provides advantages across the site meaning much shorter periods of disruption, reduced environmental and ecological impact from ground works, simpler phasing of the works and a more sustainable scheme overall.  

The present approach following the submission of revised documents in October 2023 is to leave most levels similar to the existing levels on the site, other than for the link road and removal of some material to produce the attenuation basins.  Submitted information to support this element of the proposal includes cut and fill plans, cross sections, detailed drawings, as well as levels and gradients information as appropriate. Where a site is affected by contamination or land stability issues, responsibility for securing a safe development rests with the developer and/or landowner as stated in the NPPF Paragraph 197.

No level changes will occur near the protected woodland. It is anticipated that the cut/fill operations are anticipated to be completed in 2 years for the link road and Phase 1 residential, and any minor works to prepare attenuation basins in the strategic landscape area.  The majority of the site will remain at or close to existing ground levels as a result of the revised levels strategy submitted in October 2023.  Access to greenspace during the construction period will be via public rights of way as existing or diverted although there may be temporary closures for safety reasons with new routes proposed which are discussed further in the report below.  There is no legal right to roam in the area. 

Although the proposed levels in Phase 1 are slightly higher than envisaged within the BWMF along the western boundary, for the majority of the proposed dwellings will be at the same or lower level that existing dwellings. Detailed levels plans together with long gardens and carefully chosen housetypes meet and exceed acceptable distances and have demonstrated that residential amenity will not be affected to a significant degree.  Exact levels for future phases will be considered at reserved matters stage.  Whilst the levels do not entirely accord with the BWMF on this point is considered to be outweighed by the combined positive environmental benefits minimising loss of habitat and ecology and reduced period of disruption to local residents as a result of the reduced amount of engineering works proposed. In addition, the proposed layout is still closely aligned to the majority of the MU1 site envisaged in the BWMF.  As such the proposal is considered to broadly comply with the BWMF and site-specific policy MU1 and Local Plan Policy CL1 contaminated and unstable land and relevant paragraphs in the NPPF. This is considered to weigh significantly in favour of the application.
It is therefore considered that the proposed development is in accordance with Policy CL1 and MU1 of the Local Plan, the wider principles of the Barnsley West Masterplan Framework and the NPPF in respect of delivering a safe site for future users and occupiers and weighs significantly in favour of the proposal. 



Aspects to be considered in Outline 
Outline planning permission for: Residential development comprising up to 1,344 dwellings; new primary school; small shops and community facilities; and associated infrastructure works.
Outline for remaining residential development

Indicative residential layout/scale/phasing
Whilst Phase 1 (shown as R1 on the plan below) of the application for 216 dwellings is being considered in FULL above, the majority of residential development (up to 1344 units) for this application is proposed in outline form, with appearance, layout and scale to be considered at reserved matters stage. There are anticipated to be several phases of reserved matters applications which will be subject to full publicity and consultation procedures.
It is anticipated that the site will be able to accommodate the proposed number of dwellings to meet the indicative yield for the MU1 site.  Reserved matters applications for future phases will need to comply with conditions applied to the hybrid outline planning permission, if approved, as well as the Barnsley West Masterplan Framework.  A phasing plan has been submitted which suggests a further 6 phases of residential development (R2 to R7), implemented from north to south ranging from 3.45 ha to 13.6 ha in size with an indicative number of dwellings is proposed in each.
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Anticipated residential phases (C1 is community use and school)
Future reserved matters applications will address details of layout, appearance, scale and landscaping for each phase as it comes forward.  These should meet the expectations of the Barnsley West Masterplan Framework, other relevant local plan policies, and adopted supplementary planning documents and adopted guidance with respect to internal dimensions and external space standards for proposed units. Each phase must take account of existing dwellings (both existing and newly built in preceding phases) to ensure that residential amenity is not compromised and that a suitable layout is achieved. 

A parameters plan has been submitted which indicates that building heights across the outline residential area could be up to a maximum of 3 stories in height (13.5m). In practice this is unlikely but would allow flexibility for future development proposals which would be considered against adopted council guidance. 

The indicative locations shown of future phases are not anticipated to cause significant adverse effects on living conditions and residential amenity of existing dwellings. In this regard, the proposal is considered to comply with Local Plan Policies D1 and GD1 regarding residential amenity.  

It is anticipated that the majority of the dwellings will be accessed from the new link road.  Dwellings in the southeast near Pogmoor (Phase R7) is proposed to be a separate block which may be accessed from Farmhouse Lane, but details would be contained in a future reserved matters application. 
For the outline residential phases, affordable dwellings will be provided in line with the affordable housing statement and secured through a S106 agreement. 


Outline for Indicative Central Community Area

Site specific policy MU1 requires a public square, small scale convenience retail and community facility (normally 500sqm or less gross floor area) are provided in accordance with Local Plan policy TC5 to cater for new and existing residents.  

[bookmark: _Hlk200539217]The BWMF states that any development to meet this need should also provide other facilities that might be expected for the scale of development to ensure that the needs of the community are met. Such uses may include small scale convenience retail, a health centre and/or a community centre. No detailed proposals have been submitted as these aspects are in outline form and will be subject to a future reserved matters submission for consideration. However, conditions are proposed to limit the potential size and uses of the community facilities to safeguard the potential future use and ensure its delivery.  

Location of Community Area

The proposed plans show the central community area Phase C1 (intended to contain new primary school, community building and civic square) relocated south of what is anticipated in the BWMF.  Whilst this is not in direct conformity with the Masterplan, Education Services who are the key consultee, have not objected, and a justification has been provided by the applicant as follows:  

In the initial Masterplan of the site, the school, civic square and small-scale community facilities were shown to be towards the northern end of the site. However, access would have been through a large residential parcel. The applicant argues that the infrastructure to serve the school would have resulted in the construction and opening of the school being significantly delayed and residents would have to drive through a construction site for a number of years when accessing the school and community facilities. 

The applicants consider the revised central location off the spine road is a more accessible position and can be directly accessed without travelling through a building site, it can be a more regular shape, for accommodating fixed play space dimensions. The site area for the revised school proposal is larger than the previous scheme, now exceeding the space standards set for primary schools, thereby allowing the academy trust additional flexibility to include additional school facilities.  

The community/commercial frontage would be south facing, which allows for spill out into the square which will enhance the feel of the space, and the parking areas are screened by the retained hedgerow, providing a buffer to the link road.   

[bookmark: _Hlk200543166]Active Travel England have concerns that pupils would need to cross the link road from Phase 1 to the school; however, the design of the link road restricts the ability to position the school in alternative locations. That being said, the proposed location is considered to be attractive for those for walking and cycling to use the facilities.  The road will have suitable crossings and wherever the school is located within the MU1 site, it is acknowledged that pupils will need to crossroads at some point.  Safe pedestrian and cycle routes are proposed throughout the whole MU1 site to be delivered at an early stage within the strategic landscape areas which will provide safe and attractive routes to the school. It is therefore considered that active travel and connectivity have been carefully considered to allow movement throughout the development. 

The Urban Design Officer does not support the relocation of the community area due to lack of overlooking of the community green public open space (POS) which would lead to a reduction of a sense of residential ownership and could lead to anti-social behaviour.  The reduction in size could lead to pressure of parking spaces for school drop-offs and would create a poor first impression from the northern road leading off the link road, relieved only by soft landscaping. The area of grass space is indicated as being reduced from its original location from over 2100sqm down to approx. 770 sqm and instead should be maximised to allow football kickabout area within the BWMF area.  The mix of soft and hard landscaping is also unacceptable.   There is a lack of clarity on the provision of the community building.  The school should have a community use agreement for the building out of hours. Way finding markers are required.  

The comments from the Urban Design Officer, are also reflected in comments from the Landscape Architect.  All are relevant to achieving a high-quality well-designed community area; however, the proposals are currently being considered in outline form only.  Therefore, in order to achieve proposals which deliver the expected spaces and layout, conditions are proposed which will inform the reserved matters application and shape future proposals.  On balance, the provision of the community area in this location carries only moderate weight in favour of the proposal. 

Primary School Provision

[bookmark: _Hlk200544536]Site specific policy MU1 requires a primary school to be delivered on site, within the community hub and the BWMF requires it to be a 300-place school, with sufficient capacity to expand to 420 places, and in operation by the second summer following the start of residential development. 

The BWMF also requires (p 80) that a financial contribution for secondary school places will be used to increase the capacity of secondary schools within the locality. 

Outline planning permission is sought for a 420-place school with 2 form entry and 78 nursery places with playing fields and car parking.  The details of the building and layout with playgrounds, sports pitch and car parking would be considered at reserved matters stage. 

Local residents consider a school car park/drop off area should be provided but that children’s health is a concern with it being located so close to the link road due to noise and air pollution.  It was also considered that the school should be delivered prior to residential construction and that there is also a secondary school requirement.

The Council’s Education Department have confirmed that the indicative size of the primary school in the revised location meets the minimum net overall baseline area of a school as set out by the DfE (Department for Education), and the site is potentially larger than previously proposed (0.75 ha compared to 0.54 ha). In addition, the shape of the site has altered resulting in a more regular shape to accommodate sporting facilities. The existing mature hedgerow can be retained, to form a feature boundary to the square, reinforcing the landscape-led design.  Details would be determined by a future reserved matters application.
Contributions for secondary education would be required to provide additional places for Phase 1 and as required for reserved matters phases subject to the number of dwellings proposed for each phase. The total number of dwellings for the MU1 development is projected to require 234 additional secondary school places. 
The South Yorkshire Mayoral Combined Authority (SYMCA) have requested a contribution towards statutory school transport for children who will live on the application site where there are insufficient school places within threshold walking distances.  The Group Manager (Travel Assistance) has advised that the Education Act 1986 as amended (Section 508B) imposes a statutory duty on Local Authorities (not the developer), to transport children to school, where the nearest school with places is over the statutory walking distances of 3 miles (pupils over 8 years old), and 2 miles (pupils under 8 years old). She further confirms that there are sufficient schools with places within the statutory distances to ensure that statutory funding is not required, and that this will continue to be the case for future pupils on the site once the new Primary school is delivered. 

Overall, the confirmation that a primary school will be constructed of appropriate size and that contributions will be made for secondary school places carries considerable weight in favour of the proposal and is compliant with the Local Plan policies, the site-specific policy MU1 and the BWMF. 


High Impacts of Future Phases

Concerns were raised by objectors relating to potential traffic impacts to Farmhouse Lane, Pogmoor Lane and West Moor Crescent, Wharfedale Road and Mawfield Road.   The residential development which may impact upon these locations are in future phases which are only considered in outline in this application:  

Other than the link road and Phase 1, the remainder of the site is in outline and will be the subject of further reserved matters applications. One residential parcel of land being considered at outline stage (R7 near Pogmoor) would have an anticipated 150 units but is isolated from the rest of the residential phases and instead is expected to take access from Farmhouse Lane Pogmoor. Following a review of the proposed arrangements and concerns over highway safety, the initial layout was subject to an independent Stage 1 Road Safety Audit during the planning process. The audit identified a number of problems and made a number of recommendations which resulted in a revised design being undertaken. The designers response report and revised layout was agreed with the Councils traffic team acting as overseeing organisation and will be the subject to further independent safety audits through the detailed design and Section 278 approvals procedure following any subsequent reserved matters approval.

With respect to residential phase R3, Mawfield Road is not intended to provide a vehicular access to the site and is unlikely to be supported if proposed at reserved matters stage. 

Hermit Lane currently runs through the site and will be severed by the proposed link road which is set at a higher level. Whilst Hermit Lane is not proposed to be stopped up, it is intended that a Traffic Regulation Order (TRO) will be secured to prohibit vehicular movements along part of its length. The future status of bridleway will ensure the route is suitable for use by pedestrians, cyclists and horse riders with a “Pegasus” crossing included within the link road design. 


Outline Open Space and Play Strategy 

As set out elsewhere in the report, the location of some informal play areas, Local Areas of Play (LAP), Local Equipped Areas of Play (LEAP) and Neighbourhood Equipped Areas of Play (NEAPs) will be delivered as part of the strategic landscaping proposal west of the link road for Phase 1.  

Additional public open space and play facilities within the outline residential parcels will be delivered in accordance with the BWMF and the adopted SPD (Open Space Provision on New Housing Developments) with future reserved matters applications.   

Both Phase 1 and the remaining residential phases will also be expected to contribute towards offsite formal recreation facilities in accordance with the SPD mentioned above. 

Design

Design of future residential phases including access, highway layouts, housing layouts, scale, landscaping, public open space, strategic in-phase landscaping within Phases R2-R7, house types, together with the design and layout of the school and community area will be determined by  future applications at reserved matters stage and be required to be in accordance with the outline plans and conditions attached to this permission if approved. Such applications will be subject to the usual publicity, consultation, consideration and assessment process prior to determination. This carries moderate weight in favour of the proposal.


Other Material Considerations for full and outline parts of the application

Affordable Housing

The Barnsley West Masterplan Framework and Local Plan Policy H7 both require affordable housing to be provided on the site. With regard to Phase 1 (Full Planning permission for 216 dwellings) an Affordable Housing statement has been provided which proposes 16% affordable dwellings (35 no.) which provides a blended percentage which covers 3 areas, taking into account the differing requirements in Higham, Darton and Pogmoor.  

Objections received in relation to affordable housing vary, from assertions that there are too many proposed, whilst other residents and one councillor considered there are too few proposed.  Residents also considered that occupiers of the affordable dwellings would be bad neighbours and that there would be an increase in crime due to the occupiers of affordable dwellings, that they should not be located close to existing dwellings but instead should be more integrated within new dwellings. 

Additionally, one comment was received stating that Government is spending money on affordable dwellings on brownfield sites.  Whilst this is acknowledged, there is little brownfield land in the borough currently available for development which could accommodate the number of dwellings proposed.  The Local Plan in any case requires affordable housing to be delivered on site where possible. 

The Strategic Housing Team consider 16% affordable dwellings is a balanced offer which reflects the Strategic Housing Market Assessment (SHMA) and comprise 1, 2 and 3 and 4 bedroomed properties.  In terms of tenure, 66% are proposed to be affordable rent, 24% first homes, 9% affordable shared home ownership.  These are pepper potted round the site.  As such, the Strategic Housing Group Leader is satisfied with the affordable housing proposals for Residential Phase 1.  

With regard to the outline application for the remaining dwellings (up to 1344 dwellings), a further 16% affordable dwellings of a suitable mix would normally be expected to be secured via a Section 106 agreement with details of house types, tenure and locations within each phase to accompany each reserved matters application, subject to viability. In this case, a financial viability assessment has been submitted which indicates that later phases would not be sufficiently viable to provide all affordable housing.  Viability is discussed in more detail below.  

Securing affordable housing associated with Phase 1 demonstrates accordance with Policy D1 and H7 affordable housing and the BWMF which carries moderate weight in favour of the proposal. The remaining outline permission would be subject to an overage clause which is discussed within the viability section of this report.


Pollution Control

Local Plan Policy POLL1 PollutionControl and Protection, expects development to demonstrate that it is not likely to result directly or indirectly in an increase in air, surface water and groundwater, noise, smell, dust, vibration, light or other pollution…. developers will be expected to minimise the effects of any possible pollution and provide mitigation measures where appropriate. 

The BWMF discusses the potential for air and noise impacts and that a noise mitigation strategy will be required to protect existing and proposed residential properties from the proposed development using relevant criteria and guidance.  These may include appropriate configurations of glazing and ventilation and acoustic screening at existing and proposed garden perimeters, where necessary. The Masterplan recognises that it will be essential to understand air and noise implications for both construction and operational phases and any subsequent required noise mitigations will be agreed with the Local Planning Authority.

Air Quality

Air quality is potentially an issue due to the emissions during construction and operational phases and has therefore been assessed in detail in the Environmental Statement accompanying the planning application.  The impact on air quality has also been raised by objectors and local councillors.
The proposed development lies outside but nearby Air Quality Management Area (AQMA) Barnsley AQMA 1 which extends 100 metres either side of the central reservation between Junction 35a and Junction 38 of the M1. It is important to note that the residential development would fall outside the AQMA.  

Objections have been raised by neighbours and local councillors in respect to air pollution.

There is potential for air quality impacts at both the construction phase, including any cut/fill operations, construction operations, and the operational phase of both the link road, and the built development. With this in mind, it is important to safeguard the amenity of all elements of this application including existing and proposed residential developments, the proposed school and occupiers of the commercial / community development.

As submitted in 2021, the application did not include an air quality impact assessment to demonstrate the impact when the full length of the link road was in operation, however this has now been provided.  

Two Air Quality Impact assessments have since been submitted to support the application, covering both construction and operational effects for the application site including an air emissions scenario of existing and when the link road is fully operational, and these are broken down into further detail below:     


Construction Phase

The main air emissions during the construction phase construction are likely to be dust and particulate matter generated during earth moving (particularly during dry months), or from construction materials. 

The Air Quality Impact assessment has identified 11no. dust sensitive receptors around the wider MU1 wider site.  A dust mitigation plan will be required during the construction phase which includes cut and fill operations, for the link road and for the built development. This approach reflects the fact that should the adjoining application (2021/1089) also be granted planning permission where construction or operational phases of different elements are concurrent, impact assessments should consider the cumulative effects and suitable mitigations proposed.  This can be secured by condition.

The Environmental Statement (para 8.8.2) indicates that construction traffic is estimated to be associated with the delivery of plant and material not likely to exceed 100 two-way trips daily, resulting in temporary impacts on local road networking as well as mud and dust on the highway. In order to minimise this impact, it is considered that suitably worded conditions requiring a construction environment management plan, and a construction traffic management plan will be imposed.

The Environmental Statement supporting the application found that with site specific mitigation undertaken at the construction phase, (such as dust mitigation and Construction Environment Management Plan (CEMP)), the impacts would be temporary and not significant. Providing good practice measures (including a Construction Management Plan) are implemented in full, it is not considered that further mitigation measures will be required during the construction phase subject to planning conditions, including protection of new occupiers where construction is continuing elsewhere on the site (although this is often experienced on larger phased residential sites).  The Air Quality consultant acting on behalf of the Council also considered that the dust management plan should contain protocols for working with the neighbouring site to ensure that cumulative impacts are minimised. 
Operational phase

During the operational phase, the main air quality impacts would be from traffic using the link road and accessing the MU1 future residential areas, and HGV traffic accessing the employment site in the adjacent application area. Seventeen (17) residential properties have been identified around the boundary of the wider MU1 site to assess air quality impacts during the operational phase, as well as outside the site on Dodworth Road inside the AQMA on the A628 AQMA.  This approach reflects the fact that should the adjoining application be granted planning permission, operational phases will be concurrent, meaning impact assessments should consider the cumulative effect.  

The air quality consultant acting on behalf of the Council requested a map showing the modelled roads (including the link road) and the modelled receptors to confirm that the worst-case location representative of the new location of the school has been modelled for Air Quality impacts. This modelling work has now been undertaken and demonstrates that there is no risk of exceedances in the NO2 and PM10 target values at the school site even with the link road fully operational. 

Best practice measures will be included in Travel Plans for the site which will be secured by condition and will seek to reduce reliance on single occupancy vehicle trips. Travel Plans are discussed further below. EV charging points will be provided for all residential properties and a proportion of future commercial buildings which is now a requirement under Building Regulations legislation.  The site is designed to encourage travel by more sustainable methods such as public transport, walking and cycling.  The majority of HGV’s are likely to enter and egress the site at the southern roundabout or the link road reducing existing HGV impacts at Higham. 
Overall, although there have been concerns raised about the air quality, impacts are predicted to be negligible taking into account the changes in pollutant concentrations and the operational air quality effects. Air quality will not be a concern along the link road, and any emissions will diminish in time as electric vehicles become the norm. The Air Quality consultant acting for the Council has no objections subject to planning conditions. Taking all matters into consideration, the application is considered to be consistent with the aims of Local Plan Policy POLL 1 and carries considerable weight in favour of the proposal.

Noise Impacts 

The Barnsley West Masterplan Framework (page 50) indicates that a noise mitigation strategy should provide localised screening where appropriate and that proposed residential properties should be configured so that gardens are self-screened from the link road.

There is potential for noise impacts for existing and proposed dwellings at both the construction phase, including engineering cut/fill operations, the noise generated by construction operations of both the link road and other residential development; and the noise generated during the operational phase of the link road. In addition there is likely to be noise generated by the built development including residential development, noises from the school and from the community use area and  potentially, noise from the existing industrial estate to the north of the site on future residential dwellings in Phases 1 and 2.  It is equally important to safeguard amenity for all users of the site as well as for the existing and proposed residents and future occupiers of the non- residential built development.

A noise impact assessment has been undertaken for both construction noise and operational 
noise using locations around the site as receptors including a sensitivity test for the most affected dwellings. 

Objections have been raised from local residents and local councillors about potential noise impacts, construction impacts, hours of construction, timescale of construction and potential structural impacts on existing dwellings, safety of children at construction sites, impacts of piling together with the potential impact on lives and wellbeing of neighbouring residents.

Noise - Engineering/construction phase

Engineering operations are necessary to modify the existing varied landform to produce a more developable topography.  The extent and degree of change (and therefore impacts) has reduced considerably since the application was first submitted with the majority of the application site now remaining at or close to existing levels, however the construction of the link road will require an embankment to enable it to reach the new roundabout off Higham Common Road. The engineering operations would comprise cut and fill activities which would entail moving soils within the site.  Due to mining legacy issues there may be piling or other very noisy operations at times. However, residents in any one location would not suffer from noise impacts over the whole construction period of the site as construction would be on a phased basis in different locations, with the link road starting from the north and Residential Phase 1 on the west of the site, with future phases coming forward elsewhere on the site following reserved matters approval. 

Some construction noise impacts are likely but will be temporary in nature and localised. Mitigation in the form of a 2m high, close boarded timber acoustic fence is proposed to the western boundary of the Phase 1 site, erected during engineering and construction operations for Phase 1 and the link road and retained thereafter as the development boundary.  Piling will be required for Phase 1 due to unconsolidated ground, which has the potential to be especially noisy.  Structural impacts on existing dwellings is unlikely.

Engineering and construction operations are intended to take place over a period of approximately 3 years for the groundworks and construction of Phase 1 (216 dwellings) and the link road as set out above.  This is not an unusual timescale for a large development, and the works would not be concentrated in the same place all the time.  Later residential phases would be further away from existing dwellings.   One resident raised the safety of children near construction sites as a concern. Children entering a construction site are trespassing and are at risk.  However, this is a matter for the Health and Safety Executive and not a material planning consideration. The Government is keen that local planning authorities should not duplicate the work of other regulatory authorities.

A condition requiring a Construction Management Plan (CMP) would detail a number of best practice measures to minimise noise impacts together with a condition to control hours of engineering operations/construction. 

Future reserved matters applications would be accompanied by further noise impact assessments to ensure they take account of existing dwellings and other buildings (including those newly built).

Noise – Operational Phase 

Link Road

There is potential for operational noise impacts on existing residential dwellings from the link road, at the western boundary of the site.

The submitted noise assessment with the Environmental Statement does not anticipate any significant road noise impacts on existing dwellings to the west of the site, as a result of the link road once operational, with calculations indicating that noise levels at the façade of all existing residential and other noise sensitive properties would increase by ≤ 1dB. Once constructed, the new dwellings of Phase 1 are likely to provide additional acoustic screening to the remainder of the site.  In addition, the retention of the acoustic fence mentioned above along the western boundary of the site will provide additional acoustic mitigation and vehicular noise is likely to reduce in time as quieter electric cars and quieter commercial vehicles become more prevalent.

Several dwellings on Hermit Lane and especially number 29, would experience greater impacts from the operational phase, as the link road would be only 30m away and set at a higher level than the existing landform.  A noise impact assessment has informed the design of specific mitigation works in the form of a 1.5m high masonry wall which would serve to provide sufficient acoustic mitigation for this and other dwellings on Hermit Lane. 

The noise assessment in the Environmental statements suggests there is potential for moderate noise impacts as a result of the operational phase of the link road on new dwellings, both for full application Phase 1 and for future phases, including the new school, which would be subject to future reserved matters approvals.  The noise impact assessment which has been undertaken as part of the application process has indicated that mitigations such as glazing and ventilation and orientation of houses be used, so that the house faces the link road (with the garden to the rear) would be sufficient to avoid noise impacts on future residents.  Phase 1 dwellings which face the link road have been designed with gardens to the rear but should this not be sufficient for future phases R2, R5 and R6 then acoustic screening would be required of 1.8m, similar to standard boundary treatment usually used in new dwellings throughout the borough.  This would be secured at reserved matters stage. 

Noise - Impact of dwellings/school once occupied

Concerns have been raised, particularly by residents adjacent to Phase 1 and Phase R7 (Pogmoor) that there is the potential for noise and disturbance emanating from the proposed dwellings.   However, for Phase 1, all rear gardens meet and often considerably exceed he minimum required distance between existing and proposed dwellings, so that levels of household noise experienced would be no greater than that experienced elsewhere in the borough where new dwellings are constructed in proximity to existing dwellings.  With respect to Phase R7, it is anticipated that sufficient separation can be achieved between the new dwellings and existing properties to maintain residential amenity with detailed layout being considered at a future reserved matters stage.

The submitted documentation has indicated that noise from the school playground/fields etc. could cause noise disturbance.  To address this, reserved matters applications should ensure that sufficient space is left between the school and future dwellings.  Potential mitigation measures such as acoustic fencing should be informed by a noise impact assessment to be submitted with future reserved matters applications. 

The Pollution Control Officer has carefully assessed the proposals and has no objections for either construction or operational phases following the submission of additional information and clarification relating to acoustic mitigation proposals.  Conditions are proposed to control hours of construction, detailed construction management plans, acoustic mitigations during construction and operational phases, the requirement for the submission of noise impact assessments and mitigations with future reserved matters applications/phases including impact on school from the link road and impacts of school and community use for future residents. 

Light Pollution

Objections from a small number of residents and one local councillor were raised in relation to the potential for light pollution and the loss of dark sky. It is important to ensure that lighting does not result in glare to either road users or neighbouring residential properties. Importantly, the site is not subject to any specific dark sky designation.   

It is inevitable that there will be impacts on the night sky as a result of the development of the MU1 site which since 2019 is allocated for mixed use, changing over a period of time from existing agricultural land to housing, commercial  and employment uses, although it is noted that the MU1 allocation site is already surrounded by built development to the perimeter which already generates light pollution.

Temporary lighting has the ability to be intrusive during construction operations and will be controlled through a construction management plan secured by planning condition.  With respect to the potential for light pollution during the operational phases, this would be an aspect to be considered at reserved matters stage.  Streetlighting is anticipated to be the major source of light at operational stage, however, a planning condition is proposed to ensure other light pollution such as security lighting on non-domestic buildings would not affect residential amenity or harm wildlife. 

Overall, and taken in context that this site is allocated for mixed use and comprehensive development proposals are shaped by the Barnsley West Masterplan Framework, it is considered that noise, dust and light pollution impacts can be adequately controlled during all phases of the development, subject to mitigation and planning conditions where appropriate. As a result, the proposal is not likely to cause significant negative impacts on people’s lives and wellbeing and is considered to accord with Local Plan Policy POLL 1 and D1 and the Barnsley West Masterplan Framework.

The proposal is more marginal in respect of its compliance with the residential amenity requirements in Local Plan Policy GD1 in that some adverse impact is unavoidable particularly temporary impacts during construction.  It is not considered to be a significant adverse effect as per the text in policy GD1 since development will take place in different locations over time on this very large site, and suitable mitigation strategies have been proposed, and will be supported by planning conditions and assessments for future phases as appropriate. Nevertheless, over the whole site, construction operations may be ongoing for a number of years and the perception that there are significant impacts may continue despite the mitigations in place. 

As a result of all of the above it is considered that the measures to protect existing and future residents and users of the site from construction and operational phases carry moderate weight in favour of the proposal. 

Impact on Trees 

Local Plan Policy BIO1 ‘Biodiversity and Geodiversity’ expects development to conserve and enhancement biodiversity and geodiversity including protecting and improve ancient woodlands, and protection ancient and veteran trees.

Local Plan Policy MU1 – requires that woodland to the north of Hermit Lane should be retained, enhanced and buffered, as should species rich hedgerows and boundary treatments.  Where this cannot be achieved then the hedgerows should be transplanted to retain and maintain them. 

The BWMF states on page 50 that trees on the site represent a constraint that must be taken into account when designing future development. All the trees and groups of high and moderate quality must be retained as part of the development unless it is clearly demonstrated and evidenced that this is not possible. 

An updated tree survey and arboricultural impact assessment was submitted in October 2023 with the revised levels strategy. The area of Craven Wood, which is protected by a Tree Preservation Order (Craven Wood/Gawber Wood), has ancient woodland indicator species, and shall be retained on the site in its entirety with a 15m buffer which will exclude built development.  The woods to the north of Hermit Lane to the south will also be retained. These are both significant positive elements in the proposal. In order to compensate for any trees lost, new areas of native woodland planting will be incorporated into the strategic landscaping areas. Initially, there were areas of ambiguity in the submitted documentation, but clarification notes have now confirmed that additional removals will be required compared to the AIA provided in October 2023 due to the arboricultural consultants having not been made aware of the relevant level changes within the site.

The planning statement indicates that due to the revised levels strategy, existing topographical levels will be retained in more areas, and more hedgerows and trees can be retained than previously anticipated.  The statement goes on to say that some species rich hedgerows will be translocated elsewhere within the site in accordance with policy MU1.  In practice as discussed earlier in this report, the biodiversity officer has confirmed they are of low biodiversity value and BNG would be better achieved by replacement with new species rich hedgerows with embedded trees.  

Paragraph 6.86 page 61 of the revised planning statement includes a Preliminary Arboricultural Method Statement and the Tree Protection Plan contains proposals for the protection of the retained trees during the construction period. 

The Forestry Officer considers that trees are recognised as a constraint to the development and considers the current proposals are a major improvement on those originally submitted in 2021 and is satisfied that the woodlands are protected.  

Ancient Woodland - A proposed flexi pave footpath surface within Craven Wood and the Forestry Officer, Biodiversity Officer and PROW officer all agree that it would provide an appropriate surface to protect the trees and flora whilst allowing access to pedestrians.  Proposals to provide an outfall to nearby attenuation ponds via the existing stream in the ancient woodland will require the removal of eight category C trees, one category B and in addition three category U trees. Excavations will also be required in the rooting areas of four category B trees and flow rates will be restricted to the existing greenfield flow rates.  The Forestry Officer considers that on balance, the works are acceptable as there is no reasonable alternative to this route, and proposed tree impacts are minimised. 

Proposed Tree Planting

The BWMF further requires that trees and native hedgerows will be planted across the site as part of the strategic landscaping proposals. Additional tree planting will occur through reserved matters approvals for later phases and will be considered at that stage. In addition, amenity ornamental shrub planting will be located within the residential phases. Extra heavy standard trees should be planted along the link road.  In particular the Cascade Arboretum is intended to run along the landscaping areas to the side of the new link road, creating a linear park, and is anticipated to be planted with a series of native and non-native trees including Oak, Lime, Maple, Beech, Prunus, Liquidambar, Sweet Chestnut, and Norway Maple. Suitable grass mixes are also specified (page 59 (paragraph 4.1 of planting palette)).  

In arboricultural terms new tree planting needs to be fit for its intended purpose with regard to the requirements of those trees in the locations selected whether that be for screening, biodiversity or simply their amenity/aesthetic value. Likewise, where hedgerows are proposed it will need to be made clear which will be new planting, and which will be existing and how these will be integrated into the proposed landscaping.  The Biodiversity Officer accepts that the replacement of existing poor hedgerows with more species rich hedgerows incorporating trees would provide enhanced biodiversity value. 

It is further noted that impact on trees and new tree planting also impacts design, landscape, visual impact and biodiversity so should be considered holistically.  The assessment of the LVIA has made it clear that substantial amounts of tree planting will be necessary to reduce harm to visual amenity and the landscape character area.  The Forestry Officer supports the submitted details for tree planting and landscaping but requires a planning condition to ensure all areas are covered by a management scheme including those which would be considered at the reserved matters stage.  

Although detailed landscape schemes have been submitted for the strategic landscape areas as part of the full application, the species proposed are not satisfactory in that to ensure maximum longevity and amenity and environmental benefit as well as screening (also with regard to winter screening), a high proportion of large growing native species is required. The detailed planting proposals will also need to show what species are being utilised in which location and provide total numbers of each species to be planted.

The strategy for trees does follow the BWMP to a large degree, with significant amounts of new planting, including the Cascade Arboretum, preservation of the ancient woodland and, utilisation of trees for screening and seasonal interest, as well as parkland. Where possible, trees and groups of high and moderate quality will be retained as part of the development and justification has been provided where this is not possible.  More hedgerows will be retained than anticipated and a significant number of new species rich hedgerows with embedded trees will be planted as well as trees to be planted throughout the application site where appropriate, including strategic landscape areas, in future residential phases. 

As a result of the above the Forestry Officer considers the full and outline elements of this scheme can be approved from an arboricultural perspective subject to a condition for the tree protection and an arboricultural method statement for the full elements of this application and a condition for the outline parts of this application requiring an up to date tree survey and an arboricultural impact assessment along with tree protection details.  Arboricultural method statements will be provided at the time of the reserved matters applications or be conditioned as part of the RM approvals.

Overall, the application accords with Local Plan Policy BIO1 and MU1 on this point and with the BWMF. This carries considerable weight in favour of the application.


Sustainable Travel and Public Rights of Way

Pedestrian/Cycle Routes and Public Transport Links

Local Plan Policy T3 requires that new development will be expected to be designed to reduce the need to travel, be accessible to public transport and meet the needs of pedestrians and cyclists.

The BWMF (page 39) considerations are that active travel and public transport are to be the preferred mode of travel for accessing Barnsley West and the surrounding area and recognises that a key aspect of achieving a well-connected development is the objective of promoting sustainable travel and reducing the need to travel by private vehicle including provision for public transport. Page 40 of the BWMF recognises that there is an opportunity to provide high-quality frequent and direct bus service connections to Barnsley town centre, and other main urban areas.

Developers are expected to consider the potential to extend and/or divert bus services through the site.  The Framework goes on to say that the identified bus services should be supported by promotion of sustainable travel options through implementation of travel planning measures (p67), to be secured by condition.

In order to promote use of sustainable modes of transport a Framework Travel Plan has been submitted with the application. The objective of a Framework Travel Plan (FTP) is to facilitate and support sustainable travel to and from the site and reduce reliance on the car and help mitigate increased traffic using a range of measures such as secure cycle parking, shower facilities, car sharing schemes, provide loans in respect of public transport season tickets and prepare and submit monitoring reports by a travel coordinator.  Following the acceptance of a Framework Travel Plan, a planning condition is usually proposed requiring a detailed Travel Plan.  

In this case the Highways Transportation Team consider that the submitted Framework Travel Plan does not yet have sufficient detail in terms of the establishment of a Travel Plan Liaison Group, expected phasing of infrastructure or public transport service delivery, monitoring, or firm commitment to measures to be undertaken in seeking alternatives to using private vehicles.  As such, notwithstanding the submitted Framework Travel Plan, a condition is proposed which seeks a revised document which addresses all these points.

One resident considered that public transport and active travel routes should be incorporated into the proposals - these have now been incorporated.  One resident considered that EV charging points should be of high capacity - EV charging points are now controlled through Building Regulations. One Councillor raised concerns about public transport links which are discussed further below.  

Several bus stops are located on the existing road network surrounding the site, to the west on Longley Street, Lawrence Close and Higham Common Road which are within walking distance and could serve Phase 1 via pedestrian accesses on Avon Close and Longley Street.  Other existing bus stops are located on Barugh Green Road to the north.  Together, these bus stops provide access to a range of bus services.  These will continue to be used for initially for Phase 1 dwellings and the northern part of Phase 2 (following reserved matters approval), whilst the link road is being constructed, which must be completed before 237th dwelling is completed.  Two pairs of bus stops will be provided along the link road.

The northern portion of Plot R2, Plot R5, the western portion of Plot R6, and Plot R7 are within an approximate 600m walking distance (within an approximate 7-minute walk) of an existing bus stop. These plots are therefore adequately served by existing bus services and are not reliant on new and/or diverted services through the development.   

Considering other phases, the northern portion of Phase R2, Phase R5, the western portion of Phase R6, and Phase R7 are within an approximate 600m walking distance (within an approximate 7-minute walk) of an existing bus stop. It is therefore considered that these plots are adequately served by existing bus services and are not reliant on new and/or diverted services through the development.

Once the link road is complete, the majority of dwellings within the site will be located within 400m walking distance a bus stop, which could lead to a step change in travel choices. To ensure that bus services utilise the link road, a developer contribution to front load bus services to make them viable is required so they are available for later phases.

Throughout the site, provision of sustainable transport options are provided by a hierarchy of multiuser routes, located within the strategic landscaped areas providing safe and attractive routes within the site and linked to the adjacent employment site.  Some to be provided following reserved matters approval in later residential phases.  These will link to existing public footpaths both on and off site.  Footpaths and bridleways are discussed further in the Public Rights of Way section of the report. 

New pedestrian/cycle infrastructure will be provided throughout the site with a hierarchy of multiuser paths, pedestrian and cycle routes, on-road routes and footpaths only, link to public foot paths and bridleways at the site boundary.  These routes will maximise pedestrian and cycle permeability and be maintained by a private company and a planning condition will be required for waymarking and signing to public rights of way. The new link road also has appropriate pedestrian and cycle facilities, and continuous routes through the development will also be accommodated by means of the proposed internal street network.

As the site lies within the Accessibility Improvement Zone (AIZ), a sustainable travel contribution will also be required in accordance with Local Plan Policy T2 and I1
The early delivery of the link road, and associated bus stops, together with a hierarchy of legible network of multiuser routes for pedestrians and cyclists are considered to accord with BWMF. This carries significant weight in favour of the application. 

Public Rights of Way 

[bookmark: _Hlk169623533]Local Plan Policy GS2 named as ‘Green ways and Public Rights of Way’ protects public rights of way from development which may affect their character or function.  Where development affects or is close to a PROW, a developer may be required to provide a link to an existing route or improve an existing route or be asked to contribute to a new route. 

Site specific policy MU1 requires that public rights of way are protected. 
The BWMF (page 39) considerations are that applications should seek to retain and enhance existing PROW and consider opportunities for further footpaths, bridleways and cycleways between the site and wider area to improve connectivity and promote health and wellbeing. 

Objections have been made including from Councillors relating to impacts due to temporary and permanent loss of public rights of way, loss of and disruption to footpaths and bridleways during construction. It should be noted that stopping up and temporary/permanent diversions of Public Rights of Way are undertaken via a separate legal process and not through the planning application process. 

With regard to Phase 1 Public Right of Way Darton UD 11 passes through the site and exits at Avon Close. This footpath is proposed to be diverted but will continue through the development to Avon Close.   Other footpaths including 250, 252, 248 and 249 are also proposed to be diverted within the site. All diverted public rights of ways will be upgraded, enhanced, and reinforced with a diverse network of adjoining safe routes for both pedestrians and cyclists. This is considered to be a significant enhancement.

Hermit Lane currently runs east - west through the site. As submitted in 2021 Hermit Lane would have been lost through development and incorporated into the highway network for one of the residential phases.  Following the change in levels strategy in the revised proposals submitted in 2023, the Planning statement confirms that existing PROW will be less impacted as more of the existing ground levels will be retained. In addition, Hermit Lane is now proposed to be largely retained on its current alignment, providing a new traffic free bridleway with hedgerows predominantly retained to link to a new bridleway (currently Footpath 13 which runs from Hermit Lane towards Farmhouse Lane). Footpath 248 will also be upgraded to a bridleway. These improvements accord with and exceed the aspirations set out in the consultee response from the British Horse Society. Objectors had concerns that it may be closed for several years as construction takes place in the vicinity, but the applicant intends it to remain close for as short a period as possible.  Although there are fears that there would be no access to greenspaces, there is no right to roam on the site and walkers should use public rights of way.  Where there are temporary or permanent closures or diversions of routes as a result of this proposal, these would be managed through other legislation and not through the planning process.

It is proposed that all diverted public rights of ways will be upgraded, enhanced, and reinforced with an additional diverse network of adjoining safe routes for both pedestrians and cyclists to strengthen connectivity and improve health and well-being.  A Pegasus Crossing will be provided to the link road to provide a safe crossing for horse riders although a dedicated bridleway is not being provided adjacent to the link road as there are no connecting routes outside the site to the north.  Riders may nevertheless choose to use other adopted estate routes in the vicinity.  

Paths will be routed through the strategic landscaped areas with a combination of multi-user shared routes for pedestrians and cyclists with additional routes provided in other residential phases following reserved matters approvals. The footpath strategy creates strong permeability through the site, with connections to the existing residential / neighbouring areas and beyond, opening up large areas of interactive greenspace for both existing and new members of the community. The footpath and cycleway network through the site has been designed to promote active travel by sustainable modes. 

Active Travel England consider that pedestrian links through to Higham could be improved by making them wider, with the access between plots 115 and 116 Welland Close being preferable as the access to Avon Close is significantly constrained. Whilst this is acknowledged, there is insufficient space on Avon Close to widen the existing footpath, and land ownership not known for Welland Close, wider accesses can only be provided where physically possible and land ownership allows. 

Whilst it is disappointing that additional bridleways will not be provided around the periphery of the residential site for the reasons set out above, the Senior Public Rights of Way Officer considers that sufficient enhancements to existing footpaths, new footpaths, bridleways and improvements are proposed to provide satisfactory links to existing footpaths/bridleways in the area. There is a need to upgrade existing links to the site as appropriate to provide additional cycle options into adjacent neighbourhoods and if viability allows, to make improvements to the existing PROW networks outside the site to maximise health and wellbeing and maximise sustainable transport opportunities which could be secured via a Section 106 agreement.

Planning conditions are proposed to provide waymarking signs, in accordance with masterplan requirements, and agreement to route alignment, together with future management and maintenance agreements and construction details.  

Overall, there are no objections from consultees with regard to sustainable transport proposals or public rights of way.  Bus stops will be provided on the link road and contributions made to bring forward new bus services.  New and enhanced public rights of way and multiuser routes would provide alternatives to the ca and contribute to the health and wellbeing envisaged by the BWMF, Local Plan Policy MU1and Local Plan Policy GS2 and carries significant weight in favour of the proposal.


Archaeology and the Historic Environment

With respect to Archaeology and the Historic Environment, Barnsley Local Plan Policy MU1 has a requirement to consider archaeological issues and include an Archaeological Assessment as part of any planning application. 

The BWMF acknowledges that potential for designated heritage assets of archaeological interest within the site is low due to former opencast activity but that further refinement is required through geophysical survey and trial trenching should be undertaken to identify areas to assess potential for remains to be present.

A small number of objections were raised concerning impact on heritage assets. 

There are 5 listed buildings in the vicinity of the site, comprising 4 no. listed mileposts and a listed barn.  Of these, only the listed milepost on Barugh Green Road would be affected by the development.   Listed Building consent was granted on 27th November 2020 by application 2019/1567 for the removal, refurbishment and relocation of this milepost which has been completed.

An updated desk assessment has been provided, together with a Heritage statement and detailed geophysical survey on selected areas agreed with the South Yorkshire Archaeology Service.  The report notes that whilst large areas of the site are unlikely to have archaeological remains due to disturbance during opencast mining, there may be archaeological remains such as, water management remains in Craven Wood, potential settlement remains associated with Hermit House Farm Cottage, remains of stone building at Pogmoor, historic boundaries and trackways and other geophysical anomalies.  A programme of trial trenching is proposed to evaluate and record any remains of archaeological interest during the construction phase. 

No objections have been received from The South Yorkshire Archaeology Service (SYAS).  A Written Scheme of Investigation (WSI) has been subsequently submitted by the applicant which has been reviewed by SYAS who confirm that the details contained in the WSI are satisfactory and a condition is required to ensure compliance with the WSI.  The proposal is in accordance with Local Plan Policies HE1 and HE2 and HE6 with respect to Archaeology and BWMF and local plan policy MU1 and carries moderate weight in favour of the proposal.


Landscape and Visual Impact

General Landscape Impact

Local Plan Policy D1 expects development to be of high-quality design and take advantage of and reinforce the distinct local character and features of Barnsley including landscape character, topography green infrastructure, habitats, woodlands and other natural features.

The Barnsley West Masterplan Framework recognises that the site has challenging topography which was modelled at the masterplan stage to ensure cut and fill balance could be achieved so that material does not have to be transported off site. The indicative layout set out in the BWMF provided the optimum development platforms to achieve the anticipated yields in the Local Plan policy whilst incorporating the highwalls into the areas of public open space.

However, the framework acknowledged that further work would be required at the planning application stage, informed by a detailed landscape and visual impact assessment, to determine whether this configuration sufficiently complements the surrounding landscape and minimises the impact on neighbouring areas. In the event that this further detailed work resulted in the site configuration within this Masterplan Framework been deemed unacceptable, further earthworks modelling would be required to inform alternative options.

The site lies within the as Landscape Area E2 (Barnsley Settled Wooded Farmland), which falls within the wider Landscape Type E (Settled Wooded Farmland). character area as set out in the Barnsley Borough Landscape Character Assessment (revised 2016).  

The assessment judges the strength of character for Barnsley Settled Wooded Farmland to be moderate and the condition to be poor due to the degraded condition of the farmland with poor hedgerow maintenance. The assessment considers ‘built development in this area would not have a large adverse effect on landscape character and considers landscape sensitivity to built development to be medium and the landscape capacity of the area to be medium.

With respect to the application site, named as ‘Farmland between Higham/ Barugh Green
and Barnsley’. The assessment notes: “It is judged that the landscape character of much of this area would be adversely affected by development. However, some urban edges on lower ground, for example at Barugh Green and Redbrook, could be improved by appropriate development, and landscape improvements in the form of hedge and tree planting”, and:

“This area of land is isolated and enclosed, so it could be all be developed (along with retention of some open areas as urban greenspace) without significant adverse effects, either within or outside this landscape character area. This particularly applies to the lower slopes that are less visible from land outside the character area to the north and northeast. However, it is important that the settlements of Higham and Barugh Green are not allowed
to merge with Barnsley, as this would compromise their individual identities and sense of place”.

It should be noted that the Barnsley Landscape Character assessment (revised 2016) predates the allocation of the site within the Local Plan as a mixed-use site MU1 and therefore has limited weight.  In the light of potential impacts on landscape character however, a Landscape and Visual Impact Assessment (LVIA) has been submitted.

In addition to the BWMF, Local Plan Policy D1 expects development to be of high-quality design and will be expected to respect, take advantage of and reinforce distinctive local character and features of Barnsley including landscape character, views and vistas to key buildings, landmarks, and skylines.

Objections have been made due to changes in landscape character, loss of character of the area, landscape and visual impact and coalescence of settlements. 

The proposal will inevitably lead to a significant change due to the earthworks required; and also, the long-term changes that will result in extensive built development of residential dwellings, link road, school and community uses replacing the current mixed countryside feel of the site.

The LVIA concludes that the effect of the development on the landscape character of the site and its immediate context has been judged to be moderate adverse upon completion, reducing to moderate/ minor adverse by Year 15. It goes on to state that although the magnitude of change is initially high, the sensitivity of the receptor is medium/low, and therefore the impact on landscape character is not judged to be significant. It is admitted that the proposed development will result in some notable landscape and visual changes, yet these will be predominantly confined to the site and its immediate context and to a limited number of properties, Public Rights of Way (PRoW) and roads. The report notes that the most notable landscape effects will arise from direct changes to the landscape character of the site. Visually, the most notable effects will occur for a number of properties located close to the site and for users of a limited number of ProWs and roads within the immediate context of the site. 

Specifically, the receptors identified as experiencing significant (major or moderate) effects are identified as residential properties. 

An independent landscape architect undertook 3 assessments on behalf of the Council (January 2022, June 2023 and September 2023) with a view to assessing and working to mitigate landscape and visual effects of the development whilst also optimising its benefits.  The assessor concluded that visual impacts of construction would be high in places but of a temporary nature. It is agreed that the change may be minor beneficial on the footpaths north of Hermit Lane, associated with new landscape settings around buildings if design quality is high, and the special characteristics of the place, such as long views northeast or the character of the ancient woodland, for example, is reflected in the designs.

Overall, despite the proposed planting, which would not reduce the significant negative impacts for a number of years, over time the number of dwellings proposed on the site would inevitably impact on the landscape and would appear impactful to public rights of way and on residential properties, particularly during the winter months. The change from a rural landscape of pasture hedgerows and trees to an extensive residential area will take place over time and will fundamentally alter the nature of the landscape locally.  There are, however, strategic landscape proposals which would soften the impact but there will be a significant period before the screening effect is fully felt as the trees mature. This must be set against the fact that the site has been allocated for such a use.

To summarise, adverse landscape impacts were anticipated when the masterplan was adopted but despite substantial planting, these adverse impacts on both the general landscape and the historic landscape weigh against the proposal, as the landscape character of the MU1 site will inevitably change over time from agricultural to residential/mixed use and as a result the impacts on landscape are in conflict with Local Plan Policies D1 and GD1. Although the scale, composition and quantum of development proposed is in accordance with both the site-specific policy MU1 and the BWMF, the cumulative adverse impacts on visual amenity and landscape attract significant weight against the proposal. 

Health Impact and Healthcare Infrastructure
Health Impact Assessment (HIA)
The Council actively promotes health and wellbeing, and Health Impact Assessments have been produced for all Masterplan sites with more detailed assessments required to accompany planning applications.
Objections were raised about unspecified health and social impacts of the proposal and Councillors considered that the development would put severe pressure on existing medical services. 
The Health Impact Assessment (HIA) framework is a practical tool used to judge the effects of a planning application on the health and wellbeing of different groups of people. The findings of the HIA will inform recommendations as to how any positive health impacts of the planning application may be improved and any negative impacts avoided or reduced.  The BWMF sets out seven health and wellbeing principles to be considered in the design of development (page104) which are as follows: 

1. Landscape led layout that promotes a strong connection to the landscape, 
2. Engaging with local or wider community, 
3. Places to meet, socialise and play, 
4. Encourage cycling, walking and public transport use, 
5. Safety and natural surveillance, 
6. Responsive to microclimate and environmental context, 
7. Identity and sense of place. 

An HIA has been submitted with the application which demonstrates that the proposal closely aligns with the majority of health and wellbeing principles set out above and is compliant with the Masterplan on this point.  
Healthcare Infrastructure

Objections have been raised about the impact on local healthcare provision. 

Section 6.4 Healthcare (page 82 of the BWMF) states that during the preparation of the Local Plan, the Clinical Commissioning Group (CCG) engaged with Barnsley Council to provide an overview of current and future service provision based on the allocations in the Local Plan. The cost of increasing health provision is met by funding from Central Government and NHS England using a formula-based population size and various other factors including deprivation levels and the age profile of the local population. 

Given the recent investment in health provision in the borough, it was determined by the CCG and NHS that it is unlikely that major new facilities will be required, with workforce being the capacity issue rather than premises, again to be managed by the CCG and NHS.

The developer proposed to provide funding through a S106 agreement to address the additional pressure on local healthcare provision.  However, there is specific caselaw which excludes S106 funding from being provided for healthcare services through planning permissions.  A meeting was held between the Council and South Yorkshire Integrated Care Board seeking other potential mitigations; however, none were found to be deliverable due to the limitations of the Regulations and no local policy requirements.  Nonetheless, the commercial aspect in outline gives the potential for a GP surgery/healthcare provision which could be considered as part of a reserved matters permission.

Finally, it should be noted that should planning permission be granted, dwellings are likely to be built incrementally meaning that the full effect of the allocation would not be realised for many years. Consequently, it is considered that the funding for healthcare provision would increase centrally in line with housing growth associated with this scheme. 

As a result of all of the above, the Public Health Principal is satisfied with the submitted documents and the applicants’ HIA response note V2 dated 29.04. 2024.  No conditions proposed. This carries modest weight in favour of the proposal.


Sustainable Construction and Climate Change.

The Council announced a climate emergency in 2019 and is working towards reducing carbon emissions with a view to the whole borough being carbon zero by 2045.  This is supported by Local Plan Policy CC1 which requires development to minimise resource and energy consumption through sustainable design and construction techniques. Other measures mentioned in the policies include locating development in sustainable locations, in reducing the risk of flooding and promoting green infrastructure and Biodiversity Net Gain which are covered elsewhere in this report. 

Objections have been raised that erecting new buildings will not reduce emissions or contribute towards zero carbon, and will impact upon climate change, that the application does not meet with Barnsley 2030, or sustainable energy action plan on climate change, that it does not contribute towards zero carbon, don’t build houses in order to reduce carbon impacts. A local councillor also raised concerns about the carbon footprint of the development.  However, the site is in a sustainable location and the development would have a similar carbon footprint wherever it was located. 

Whilst the objections above are noted, countrywide there is a critical need for additional homes and in Barnsley, the Local Plan requires at least 21,546 net new homes throughout the plan period (Policy H1), of which this proposal on this allocated site will provide a significant proportion. 

Phase 1 residential development which is being considered in full as part of this application, will be required to meet energy efficiency ratings and provide EV charging points to each dwelling and to visitor parking spaces to meet Building Regulations approval. It should be noted that should planning permission be granted then the houses built as part of this scheme will meet with the most up to date building standards. Building Regulations have seen significant changes of late to further bolster the energy efficiency of homes, and this site will make a positive contribution to the boroughs housing stock as a result. However, no additional measures are proposed such as grey water harvesting, solar PV, green roofs etc.

Future reserved matters residential phases will be accompanied by whole life carbon assessments in accordance with adopted SPD Sustainable Construction and Climate Change, adopted in July 2023(after the application was submitted), and be required to meet future Building Regulations requirements as they evolve to decarbonise development. Overall, modest weight is afforded against the proposal on this point.


Financial Contributions and Planning Obligations

Paragraph 56 of the NPPF 2024 states that local planning authorities should consider whether otherwise unacceptable development could be made acceptable through the use of conditions or planning obligations. Planning obligations should only be used where it is not possible to address unacceptable impacts through a planning condition. 

Paragraph 58 states that planning obligations must only be sought where they meet all of the following tests: 

a) necessary to make the development acceptable in planning terms. 
b) directly related to the development; and 
c) fairly and reasonably related in scale and kind to the development. 

These are the statutory tests as set out in the Community Infrastructure Levy Regulations 2010.

Viability

Planning Practice Guidance: Viability states (para 008) that “The weight to be given to a viability assessment is a matter for the decision maker, having regard to all the circumstances in the case”. 

The application is subject to a range of contributions and obligations required by policy and as mitigation against specific impacts and in order to make the application acceptable. 

Paragraph 59 of the NPPF states that the weight to be given to a viability assessment is a matter for the decision maker, having regard to all the circumstances in the case, including whether the plan and the viability evidence underpinning it is up to date, and if there  has been any change in circumstances since the plan was brought into force. National Planning Policy Guidance further states that circumstances which can affect viability include where a recession or similar significant economic changes have occurred since the plan was brought into force.  It goes on to state that “Where contributions are reduced below the requirements set out in policies to provide flexibility in the early stages of a development, there should be a clear agreement of how policy compliance can be achieved over time”.

Local Plan Policy H7 Affordable Housing also acknowledges that affordable housing is sought “unless it can be demonstrated through a viability assessment that the required figure would render it unviable”.

Both the Barnsley Local Plan and the Barnsley West Masterplan Framework document were adopted in 2019 when the UK had a buoyant economy.  It is acknowledged that the economic situation has changed considerably since that time with the impacts of the Covid pandemic, with the ensuing global economic impacts, and the withdrawal of the United Kingdom from the European Union in January 2020 (Brexit).  Together these impacts have depressed the UK economy and key construction industry bodies such as the Royal Institute of Chartered Surveyors (RICS) and the Building Cost Information Service (BCIS) recognise that building costs and other costs have increased substantially.

The applicant considers that the site is now not sufficiently viable to meet all contributions and obligations required by the Local Plan policies and Barnsley West Masterplan Framework, and a detailed Financial Viability Assessment (FVA) has been submitted to evidence this.  The FVA has been assessed rigorously by an Independent Valuer on behalf of the Council who has confirmed that the proposal is sufficiently viable to provide £4,799,636 for the following contributions which meet the statutory tests within Para 58 (NPPF 2024) as follows:

1. Delivery of affordable housing – 16% on Phase 1(35 units) through Homes England
2. Provision of 420 place primary school with 78 nursery places
3. Construction of the Link Road
4. Offsite Highway contributions secured via S106 of £1,736,167 comprising:
a. B6428/A61 Staggered Junction (Lee Lane / Shaw Lane) - £823,592
b. Chestnut Tree roundabout / Redbrook Road / A635 feasibility contribution - £94,875
c. Dearne Hall Road feasibility contribution- £91,250
d. Pogmoor Road / Summer Lane traffic signals - £226,450
e. Whinby Road - £500,000

A further £3,063,469 for contributions towards the following:
5. Contributions towards secondary school places - £1,872,000
6. Contribution towards BNG monitoring - £9,940
7. Mitigation for loss of loss of lapwing habitat- £56,132.68
8. Mitigation for loss of skylark habitat - £3,300
9. Public bus service contribution - £912,600
10. Bus stop improvements - £134,952
11. Improvements to links to public rights of way outside the site - £74,544.32

It has been demonstrated through a rigorous and thorough independent appraisal on behalf of the Council that the following contributions cannot be delivered at the current time:

· Full secondary contribution
· Sustainable Travel Contribution
· Contribution towards off-site formal recreation
· Contributions towards improving adjacent public rights of way network
· Contribution for loss of watercourses
· Affordable housing in future phases

In order to address the shortfall of contributions, an overage clause will be incorporated into the S106 legal agreement which will allow the LPA to review the viability of the site over future phases which, should the site become more viable in future, would allow additional monies to be provided for S106 contributions.

The timing of contributions and delivery of infrastructure etc. will be negotiated with Head of Planning and with legal services. The legal agreement will also set out how future phases are required to contribute or deliver infrastructure etc. where appropriate.

The provision of the affordable housing in Phase 1, a primary school, a link road and offsite highway works together carry substantial weight in favour of the proposal. 

Sustainable Development

Para 11 of the NPPF (2024) applies a presumption in favour of sustainable development which for decision taking means approving development proposals that accord with an up-to-date development plan without delay with three overarching objectives. 

The assessment has established that the main issues are: -

· Whether or not the proposals comply with the Local Plan and Barnsley West Masterplan Framework. 
· Economic Impact, social and environmental impacts
· Other material considerations including the highway’s implications, residential amenity, landscape proposals, biodiversity net gain, landscape and visual impact, sustainable construction and climate change, coal mining legacy and ground conditions, archaeology and public rights of way. 

The proposal complies with the Local Plan in land use planning policy terms in that the proposed development is for a mixed-use development comprising residential development, a new primary school, a link road, civic square and community use with small retail use that are required by site specific allocation policy MU1 and the Barnsley West Masterplan Framework. These are highly important considerations that attract very substantial weight in favour, therefore.

This application is complex due to the hybrid nature of the submission, the scale of the development proposed, connectivity of the site and the various phases of development. Notwithstanding this the report above has dealt with each of the component parts, weighing the material planning considerations against the objectives of sustainable development

The proposals contribute towards these objectives in the following way:

Economic Objectives

The proposal complies with the Local Plan in land use planning policy terms in that the proposed development is for mixed use comprising residential development, a primary school, and community uses served by a link road, all required by site specific allocation policy MU1 and the adopted Barnsley West Masterplan. The economic development benefits associated with the proposal in that the development is forecast to yield approximately 413 temporary roles during the construction phase (over 15 years) and permanent jobs in the school, shops and community use buildings.  This carries substantial weight in favour of the proposal.

It is also envisaged to deliver a range of financial benefits including an estimate that once complete and occupied, the development could generate an additional £3.2 million in Council tax payments per annum, with an estimated £23.7million gross added value per annum generated over the construction phase.  This also carries substantial weight in favour of the proposal. 

Other economic benefits could include an estimate first occupation expenditure of £9.4million, and additional annual household expenditure of up to £37.8 million once fully occupied from potentially 1698 economically active occupants, though it is acknowledged that the residents may not be new residents in Barnsley.  This carries significant weight in favour of the proposal.

The location of the site directly adjacent to the M1 Motorway is ideally located in relation to the strategic highway network and the provision of a new link road will serve the wider community and provide efficient access for commuters to access jobs in Barnsley and the wider area, thereby reducing highway impacts on the surrounding local highway network, resulting in improved air quality levels, and decreased noise and disturbance due to traffic.  This carries significant weight in favour of the proposal.

Substantial weight is attributed to the significant direct and indirect economic benefits of the proposal given the proposal meets with the aspirations set out in the Barnsley West Masterplan Framework in delivering a link road, primary school and over 1500 dwellings together with affordable housing in a sustainable allocated location, all of which are key contributions to delivering the Local Plan and is in compliance Local Plan Policy MU1 and GD1 and LG2.  It is therefore considered that substantial weight can be attributed to the economic benefits that arise from the application proposal.

Social Objective

The site is allocated in the Barnsley Local Plan for Mixed Use (Policy MU1). The delivery of up to 1560 new homes represents a significant contribution to the delivery of housing for the Local Plan period to 2033. In particular it will deliver a great proportion of new dwellings which are required in Urban Barnsley and closely meets the estimated yield for this part of the allocated site. The 216 dwellings for Phase 1 which are being considered in full will allow development to be implemented without delay.  Later phases will come forwards following reserved matters applications and can be tailored to housing requirements in due course, subject to publicity and consultations. Overall, the delivery of 1560 new homes in accordance with the Local Plan Policy MU1 and the BWMF carries substantial weight in favour of the proposal.

For Phase 1, a suitable mix of house types and sizes to meet the local housing market requirements is proposed.  Assessment of the house types and internal and external dimensions and garden sizes has determined that in almost all cases the adopted standards have been met, and significantly exceeded in some cases, which will provide high quality homes for future residents whilst maintaining residential amenity for existing residents.  Additionally, the layout makes best use of the site constraints, and a suitable mix of materials reflects both the existing character of the adjacent dwellings and provides a modern flavour.  Overall, the design, housing mix and layout meets with the BWMF Design code expectations and Local Plan Policy D1 and the relevant adopted Supplementary Planning Documents and carries substantial weight in favour of the proposal. 

Affordable housing of 35 dwellings (16% to reflect the blended requirement of different affordable housing areas) will be provided for Phase 1, with a range of house sizes of 1-4 bedrooms and a range of tenures.  The dwellings will be located throughout the site and details have been agreed with the Group Leader Strategic Housing.  A Financial Viability Assessment has demonstrated that future residential phases may not be sufficiently viable to provide affordable housing.   This carries moderate weight in favour of the proposal. 

The provision of a two-form primary school capable of accommodating 420 pupils with nursery provision will help to address the demand for 368 primary school places generated by the proposals over the whole development with capacity for expanded numbers in future.  This carries substantial weight in favour of the proposal.   

In addition, developer contribution is required for 246 secondary spaces generated by the proposal over the whole development.  Taken together, considerable weight is attributed to the provision of the school in favour of the proposal. 

The school location is proposed to be south of that anticipated in the BWMF but has been found acceptable to the School Place Planning Manager.  It has been demonstrated that the new location would be large enough to accommodate the school and relevant grounds in accordance with Department of Education standards, subject to reserved matters approval and there is therefore little planning harm as a result.  The Urban Design Officer however has several reservations, but these could be addressed at reserved matters stage.  Overall, the revised location of the school carries limited weight against the proposal. 

The delivery of a community use building with small retail element and a civic square is a requirement of the BWMF.  However, the Urban Design Officer and Landscape Architect both have reservations about the revised indicative design and location.  Detailed proposals would be submitted and assessed at the reserved matters stage. As such, this carries moderate weight in favour of the proposal.

The site has good public rights of way and cycle links which will be added to and enhanced through extensive additional pedestrian and cycle routes and bridleways.  These will be located throughout the site including through strategic landscaped areas and will contribute towards health and wellbeing for existing and future residents alike. This carries significant weight in favour of the proposal.

Some Public Rights of Way will be diverted, and Hermit Lane will be closed to vehicular traffic and made into a bridleway with other routes enhanced to provide safe attractive routes to improve health and wellbeing. Links to routes outside the site will be enhanced via Section 106 contributions to providing alternative routes to work and recreational areas and improve connectivity. The Principal Public Rights of Way Officer is satisfied with the proposed changes and improvements subject to conditions and contributions towards improving links to offsite routes.  This carries moderate weight in favour of the proposal.

The site is in a sustainable location close to existing public transport links.  The South Yorkshire Mayoral Combined Authority assessed the proposals and requested the provision of two pairs of additional bus stops along the link road to promote sustainable travel and improvements to an existing bus stop are requested.  A contribution towards supporting new or improved bus services for a period of 5 years will give local residents a real choice of options for travel and provide an alternative to the private car.  This will promote active travel and contribute to improvements in resident’s health and wellbeing and carries moderate weight in favour of the proposal.  

The development will be set within strategic greenspace and landscaped areas covering approximately 30% of the application site containing informal and equipped play areas, as well as landscaped areas.  The informal and equipped play areas proposed for Phase 1 are acceptable subject to details secured by condition and meet with the adopted supplementary planning documents.  Future reserved matters approvals will bring forward further equipped and informal play areas and landscaped open space in accordance with requirements for future residential phases. This provision is considered to be a major positive impact on the residents’ health and wellbeing and contributes towards the Healthscape envisaged by the BWMF and carries significant weight in favour of the proposal. 

The South Yorkshire Archaeology Service is satisfied that an archaeological Written Scheme of Investigation which has been submitted adequately sets out proposals for investigation of areas of archaeological interest within the site and this carries modest weight in favour.

A Health Impact Assessment for the development has been submitted in support of the application which has been reviewed by the Public Health Principal and been found to be satisfactory.  Legal case law precludes developer contributions towards provided health facilities, so limited weight is attributed in favour. 

Summary of Social Impacts – Having regard to all of the above, the proposal is deemed to comply with Local Plan objectives to improve the conditions in which people live, work, travel and take leisure, and conforms to a large degree with the Barnsley West Masterplan Framework requirements, site specific policy MU1 and other relevant policies and adopted supplementary planning documents.  Overall, substantial weight can be attributed to the social benefits of the proposal.

Environmental Objective

The amount of cut/fill proposed has been significantly reduced compared to the application as originally submitted in 2021 with the majority of ground levels remaining at or close to existing. This provides advantages across the site resulting in much shorter periods of disruption, reduced environmental and ecological impact from ground works, resulting in a reduced loss of trees, hedgerows and other habitats, simpler phasing of the works and a more sustainable scheme overall.  Although the proposed levels may not be the same as proposed within the BWMF, it was recognised in the BWMF that further modelling may be required, and any variations are considered to be outweighed by the combined positive environmental benefits and reduced period of disruption to local residents as a result of the reduced amount of engineering works proposed. The proposed layout is still closely aligned to the majority of the MU1 site envisaged in the BWMF and satisfies Local Plan Policy CL1 Contaminated and Unstable Land and relevant paragraphs in the NPPF. This is considered to weigh positively in favour of the application carrying significant weight.

The Barnsley West Masterplan Framework requires that 10% Biodiversity Net Gain is achieved over the site compared to existing levels which is line with current environmental legislation. A biodiversity metric has been submitted together with significant strategic landscaping proposals which have demonstrated that the site will benefit from a significant improvement to 98.84 habitat units (29.80% gain) and 6.05 hedgerow units (23.08%).  Biodiversity enhancements will also be achieved through log piles and bug hotels and long flowering species.  Species rich flower meadows and wetland/marginal plans will be planted to the edges of basins and pond margins. There will however be a minor loss of river units which will require compensation due to the loss of some ditches on site.   On balance the large-scale improvements carry considerable weight in favour of the proposal. 

Approximately 30% of the site will be made available as landscaping in a large swathe on the east of the site and within residential phases comprising native and non-native species of trees, hedgerows with trees, scrubland areas, woodland areas, ornamental meadows, species rich grass, gorse, and reedbeds.  The proposed landscape broadly aligns with the BWMF and the mix will result in substantially more trees and habitats than are existing. Biodiversity enhancements will also be achieved through log piles and bug hotels and long flowering species.  Species rich flower meadows and wetland/marginal plans will be planted to the edges of basin and pond margins providing attractive locations to walk though and relax and creating the blue-green infrastructure envisaged by the BWMF. This carries substantial weight in favour of the proposal.

The area of Craven Wood, which is protected by a Tree Preservation Order (Craven Wood/Gawber Wood) has ancient woodland indicator species and shall be retained on the site in its entirety with a 15m buffer which will exclude built development.  The woods to the north of Hermit Lane to the south will also be retained, and the Tree Officer is content that the revised scheme with less earthworks will result in a reduced loss of trees and hedgerows with significant amounts of new tree planting.  Overall, this carries considerable weight in favour of the proposal. 

The Pollution Control Officer and Air Quality Consultant acting on behalf of the Council have considered both construction and operational impacts of the proposal and are satisfied that whilst construction impacts can be significant at times, they are nevertheless temporary and subject to planning conditions, it is considered that proposed mitigation measures are sufficient to minimise effects. It has been demonstrated that there will be no air quality impacts on residential development or the school due to the proximity of the link road.  The submission of impact assessments and proposed mitigations secured through planning conditions will ensure that operational impacts are minimised in future.  This carries significant weight in favour of the proposal. 

The landscape character assessment identifies that the site as being capable of accommodating development.  However, the Landscape Visual Impact Assessment (LVIA) shows that despite significant improvements to the scheme, there will be significant long-term impacts on visual amenity and landscape as a result of changes from pasture and agricultural land to built development over a period of time.  This carries significant weight against the proposal.

The proposals will meet Building Regulations requirements in terms of sustainable construction.  However, there are no additional proposals to attempt to meet carbon zero targets which carries modest weight against the proposals. 

In terms of drainage, infiltration is unsuitable due to the substrate, and strategic drainage ponds/dry detention basins and associated drainage infrastructure will serve the residential properties, the school/community use and the link road. Where appropriate these will be developed as marginal or wet habitat for surface water runoff and would be incorporated into the strategic landscape and create an attractive integrated blue green infrastructure as required by the Barnsley West Masterplan Framework. The Highways Drainage Engineer has assessed the proposal and has no objections subject to conditions. Foul water will drain to an existing public sewer which already has capacity issues.  However, as a statutory undertaker, Yorkshire Water will be obliged to improve capacity as a result of the development and have confirmed this and have no objections subject to conditions. Overall, this weighs moderately in favour of the proposal.  

Substantial amounts of supporting documentation have been submitted with reference to mining legacy issues and previous and proposed site investigations and mitigations required to address any issues that may arise which will enable development to safely take place.  The Mining Remediation Authority and the South Yorkshire Mining Advisory Service have reviewed the documents and are satisfied with the proposals subject to conditions.  This carries significant weight in favour of the proposal.

Planning Balance and Conclusion 

Planning Balance

A summary of the weights which have been afforded to each material planning consideration are summarised in the table below: 

	                                 FULL ONLY
	

	The Principle of the Development
	Substantial

	Provision of Link Road
	Substantial

	Access and Highway Considerations
	Significant

	Phase 1 Design and Residential amenity
	Substantial

	Strategic Landscaping and POS facilities
	Significant

	Biodiversity Net Gain
	Significant

	Strategic Drainage and Flood Risk
	Moderate

	Impact of Coal Mining Legacy and Ground Conditions
	Significant

	Temporary Construction Impacts
	       Moderate against

	
	

	OUTLINE ONLY
	

	Location of community area
	Moderate

	Provision of Primary School
	Considerable 

	Open Space and Play Strategy
	Moderate

	
	

	CONSIDERATIONS FOR BOTH FULL AND OUTLINE 
	

	Affordable Housing
	Moderate

	Pollution Control
	Considerable

	Construction and Operational Impacts
	Moderate

	Impact on Trees
	Considerable

	Sustainable Travel and Public Rights of Way
	Significant

	Archaeology and the Historic Environment
	Moderate

	Landscape and Visual Impacts
	Significant against

	Health Impact and Healthcare Infrastructure
	Modest

	Sustainable Construction and Climate Change
	Modest

	Financial Contributions and Obligations
	Very Substantial

	Summary of Economic Impacts
	Substantial

	Summary of Economic Impacts
	Substantial

	Summary of Environmental Impacts
	Significant




Conclusion

The principle of development is established through the site allocation (Policy MU1) and the proposed development is considered to provide significant positive effects in terms of social, economic, and environmental benefits for the development of the site in accordance with Local Plan policies, the Barnsley West Masterplan Framework and NPPF policies.

The proposal demonstrates a high degree of compliance with site specific policy MU1 and the Barnsley West Masterplan Framework and will help to deliver a significant proportion of the housing need identified in the local plan. Whilst the site is not sufficiently viable to deliver all the Local Plan policy requirements, the delivery of up to 1560 dwellings, provision of a 420 place 2 form primary school with 78 nursery places, construction of the link road and offsite highway works and contributions towards public transport together carry very substantial weight in favour of the proposal. 

The assessment has established that levels of harm in relation to considerations such as Highways, and Landscape and Visual Amenity would be in no way significant enough to weigh against the very substantial reasons in favour of allowing the development to proceed. The economic benefits attract much greater weight, therefore. Moreover, the effects on the landscape would reduce to moderate over time as the landscaping becomes established and matures.

All material planning considerations have been fully explored by the appropriate consultees who have raised no objections to the proposal subject to conditions or S106 contributions and holistically this weighs moderately in favour of the application. 

Having balanced all material planning considerations, whilst a number of objections have been received in respect to the proposal, they have been suitably addressed through the information supplied and further amendments to the scheme. As a consequence, the positive aspects of the proposal outlined above are not outweighed by any other material planning considerations. 

The Officer recommendation is therefore one of approval subject to the proposed conditions and S106 Agreement and the proposed heads of terms outlined below.



RECOMMENDATION


MEMBERS RESOLVE TO GRANT PLANNING PERMISSION FOR THE PROPOSED DEVELOPMENT SUBJECT TO THE CONDITIONS BELOW AND FOLLOWING THE COMPLETION OF AN AGREEMENT UNDER SECTION 106 OF THE TOWN AND COUNTRY PLANNING ACT 1990 IN RELATION TO THE FOLLOWING MATTERS AND THE HEAD OF PLANNING BE AUTHORISED TO ISSUE THE PLANNING PERMISSION UPON COMPLETION OF THE LEGAL AGREEMENT: 

1. Provision of 420 place primary school with 78 nursery places
2. Construction of the Link Road
3. Offsite Highway contributions 
4. Contributions towards secondary school places 
5. Contribution towards BNG monitoring 
6. Mitigation for loss of loss of lapwing habitat
7. Mitigation for loss of skylark habitat 
8. Public bus service contribution 
9. Bus stop improvements 
10. Improvements to links to public rights of way outside the site 

CONDITIONS/REASONS

 
Conditions 1-51 relate to FULL part of planning permission

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

2. The development hereby approved shall be carried out in substantial accordance with the plans and specifications as approved unless required by any other conditions in this permission.  The approved plans and documents are:

Residential Land Site Location Plan (BWM-BBA-ZZ-ZZ-DR-A-1002 S3 P01)
Proposed Indicative Site Plan (BWM-BBA-ZZ-XX-DR-A-1004 S2 P16)
Parameter Plan (BWM-BBA-ZZ-XX-DR-A-1052 S2 P10)
Landscape Masterplan (P11754-00-001-GIL-0100 REV 10) 
Landscape Design Statement (P11754-00-001-GIL-0707 REV 04)
Landscape Design Statement Connectivity and PROW Strategy Revised 13/01/2024
Landscape Design Statement Surface Material CA2 Revised 14/02/2024
Strategic Landscaping Area (whole site) (P11754-00-001 REV 10) revised 12.06.2024
Strategic Landscape Plan (Full part of application only) P11754-00-001-GIL-0110 Rev. 00 (received 08.02.2024)
Phasing Parcel Plan (BWM-BBA-ZZ-XX-DR-A-1005 S2 P04)
Masterplan Cut and Fill Depths to Existing Ground Level Sheet 1 (DQ2088-00-302)
Masterplan Cut and Fill Depths to Existing Ground Level Sheet 2 (DQ2088-00-303)
Masterplan proposed Regrade Contours Sheet 1 (QD2088-00-300)
Masterplan proposed Regrade Contours Sheet 2 (QD2088-00-301)
Tree Protection Plan Sheet 1 of 2 (LD10361-030 Rev C)
Tree Protection Plan Sheet 2 of 2 (LD10361-030 Rev C)
Link road – Key Plan (3062-100-P-001 Rev B)
General Arrangement Sheet 1 of 3 (3062-100-P-002 Rev A)
General Arrangement Sheet 2 of 3 (3062-100-P-003 Rev A)
General Arrangement Sheet 3 of 3 (3062-100-P-004 Rev A)
Engineering Layout Sheet 1 of 3 (3062-100-P-008 Rev B)
Engineering Layout Sheet 2 of 3 (3062-100-P-009 Rev A)
Engineering Layout Sheet 3 of 3 (3062-100-P-010 Rev A)
Swept Path Analysis Sheet 1 of 2 (3062-100-P-011 Rev B)
Swept Path Analysis Sheet 2 of 2 (3062-100-P-012 REV B)
Transport Assessment Addendum V2.1 Parts 1-6
D-1005 Proposed Access Arrangements Farm House Lane/Wharfedale Road

Noise Impact Assessment by ENS NIA-8576-21-9800 V3( Phase 1) dated 25/04/2024
Acoustic Barrier – Section sketch 13731-THP-XX-XX-DR-A-SK008(rec 09.04.2024)

Drainage plans
Proposed Development Run-Off Destination (QD2088-00-101)
Main infrastructure Surface Water Outfalls (QD2088-00-150 Rev A)
SuDS General Arrangements Sheet 1 (QD2088-00-200 Rev B)
SuDS General Arrangements Sheet 2 (QD2088-00-201 Rev A)
Drainage Strategy Phase 1 Sheet 1 QD2144-00-01 REV A
Main infrastructure Drainage Strategy Sheet 1 (QD2088-00-400 rev C)
Main infrastructure Drainage Strategy Sheet 2 (QD2088-00-401 Rev B)
Main infrastructure Drainage Strategy Sheet 3 (QD2088-00-402 Rev A)

Sections
Location Map for site sections Rev.01
Proposed GA Site Sections Sheet 01 P11754-00-001-GIL-0220-00 REV 00
Proposed GA Site Sections Sheet 02 P11754-00-001-GIL-0221-00 REV 00
Proposed GA Site Sections Sheet 03 P11754-00-001-GIL-0222-00 REV 00
Proposed GA Site Sections Sheet 04 P11754-00-001-GIL-0223-00 REV 00
Proposed GA Site Sections Sheet 05 P11754-00-001-GIL-0224-00 REV 00
Proposed GA Site Sections Sheet 06 P11754-00-001-GIL-0225-00 REV 00 

Phase 1
Barnsley West Phase 1 Planning Layout (20-CL4-SEGB-BWP1-02 REV U) recd 06.01.2025
Material Boundary and Surfacing Plan (BY00102-MSBP REV B)
Phase 1 Landscape Design Sheet 1 / 2 (P11754-00-001-GIL-0101 REV 05)
Phase 1 Landscape Design Sheet 2 / 2 (P11754-00-001-GIL-0102 REV 06)
Massing Plan (BY00102-MP Rev C)
Car Parking and EVCP Plan (BY00102-CPEVCP REV C)
Level Strategy - Sheet 1 QD2144-00-07A (received 09.05.2024)
Level Strategy - Sheet 2 QD2144-00-08A (received 09.05.2024)
Level Strategy - Sheet 3 QD2144-00-09 Rev. B (received 09.05.2024)
Barnsley West Phase 1 Forward and Junction Visibility (3062-R-100-SK-001)

Housetypes
Malmo (BM-C3-0703-A1 01 REV P3)
Barcelona (BM-C3-0101-A2 01 REV P3)
Rosas (MY-PL 404 AS 100)
Oporto (BM-C4-0200-A2 01 REV P3)
Copenhagen (BM-C4-0301-A1 01 REV P3)
Madrid (BM-C4-0401-A1 01 REV P3)
Florence (BM-C5-0103-A1 01 REV P2)
Valencia (BM-C5-0201-A1 01 REV P3)
Naples (BM-C5-0301-A1 01 REV P3)
T1 (BM-C2-0201-A2 01 REV P3)
T2 (BM-C3-0301-A2 01 REV P3)
AH1 (MY A 151_PTM3 100)
AH5 (MY AL-451 100)

Biodiversity Offsetting Assessment LD10361 010 V0.1 dated October 2023 (received 24.10.2023).
Barnsley West Clarification Note Ecology and appendices LD10848 dated 06.03.2024
Barnsley West Residential Metric 4.0 Revised 07.05.2024
Affordable Housing StatementP18-1848 dated October 2023 and Appendix 1
Written Scheme of Investigation by Prospect Archaeology dated February 2024 ref STR01-03.

The development hereby approved shall be informed by the Environmental Statement 18-1848 dated October 2023 plus appendices unless otherwise specified in conditions set out below.
Reason: For the purposes of clarity and in the interests of the visual amenities of the locality and in accordance with Local Plan Policy D1 High Quality Design and Place Making

3. The link road hereby approved in full shall be delivered in a phased manner and completed prior to the completion of the 237th dwelling within the application site.
Reason: For clarification and to ensure the link road is delivered early in the development and in accordance with Local Plan Policy MU1 and Barnsley West Masterplan

4. No part of Phase 1 hereby approved in FULL shall be occupied until a scheme for the provision of affordable housing within that phase has been submitted to and approved in writing the Local Planning Authority. The affordable housing shall meet the definition of affordable housing in Annex 2 of the National Planning Policy Framework or any future guidance that replaces it. The affordable housing shall be provided only in accordance with the approved scheme and maintained as such thereafter.  Home England grant funding can be applied to the Affordable Housing referenced within this condition
Reason: To ensure affordable housing provision is secured in accordance with Local Plan Policy H7, the Barnsley West Masterplan Framework and the NPPF.

5. No engineering, construction or other operations shall be undertaken on site as a result of the development in FULL hereby approved until the following documents in accordance with British Standard 5837:2012 Trees in relation to design, demolition and construction - Recommendations have been submitted to and approved in writing by the Local Planning Authority:
Tree protective barrier details
Tree protection plan
Arboricultural method statement
Thereafter, during engineering or construction operations, a written report shall be submitted to the Local Planning Authority every three months.   The report shall:
1.	be completed by a qualified arboriculturist detailing the inspections that have been undertaken to ensure compliance with protective measures. 
2.	Identify dates and locations when protective measures have not been in compliance and detailing what measures were taken and when in order to ensure compliance with the methodologies
3.	Provide dates and locations and details where arboricultural supervision was required. 
No development or other operations shall take place except in complete accordance with the approved methodologies and measures set out above. 
Reason: In the interests of biodiversity and in accordance with Local Plan Policy
POLL1 Pollution Control and Protection and BIO1 Biodiversity and Geodiversity

6. Construction of the roads shall not commence within the development hereby approved in FULL until details of all highways retaining structures for these elements approved in FULL, including construction status drawings and specifications have been submitted to and approved in writing by the Local Planning Authority. The development shall then be carried out in strict accordance with the approved details.
Reason: In the interest of highway safety, in accordance with Local Plan policy T4
 
7. No engineering, construction or other operations shall commence on the development hereby approved in FULL until a phasing plan has been submitted to and agreed in writing with the Local Planning Authority. Thereafter the development shall be implemented in accordance with the approved details and timescales.
Reason: In the interest of highway safety, in accordance with Local Plan policy T4

8. No engineering, construction or other operations shall take place on the development hereby approved in FULL (including demolition, ground works and/or vegetation clearance or construction) until a Construction Environmental Management Plan - Biodiversity (CEMP-B) for that phase has been submitted to and approved in writing by the local planning authority. The CEMP-B shall include the following:
1.	Risk assessment of potentially damaging construction activities.
2.	Identification of ‘biodiversity protection zones’.
3.	An invasive non-native species protocol.
4.	Details of avoidance measures to avoid or reduce impacts during construction 
5.	The location and timing of sensitive works to avoid harm to biodiversity features (e.g. daylight working hours only starting one hour after sunrise and ceasing one hour before sunset);
6.	Use of protective fences, exclusion barriers and warning signs, including advanced installation and maintenance during the construction period. 
7.	The times during construction when specialist ecologists need to be present on site to oversee works.
8.	Details of pre-commencement surveys where necessary for species such as bats, great crested newts, badgers, water vole and otter. 
9.	Works set out in the recommendations section of Clarification Note-Bat Trees and AW Groundflora LPTP13.06.24 relating to works in the ancient woodland, and shall include the following:
i.	precautionary recommendations to ensure arborists undertaking felling works in ancient woodland areas are aware of the location of the referenced trees to avoid disturbance to them during works. 
ii.	Supervision by the project arboriculturist of movement of vehicles/excavators, storage and replacement of soils during and after works
iii.	A method statement for translocation of Hart’s Tongue fern identified in working area 2 to a suitable nearby location identified on a plan to be submitted as part of CEMP-B
10.	Details and role of responsible person to oversee implementation of CEMP-B
11.	The role and responsibilities on site of an Ecological Clerk of Works (ECoW) or similarly competent person(s). 
12.	Ecology surveys shall be undertaken and submitted to the LPA prior to any habitat clearance in any phase over two years after the date of this permission hereby approved,
Thereafter the approved construction environment management plan-Biodiversity shall be implemented in full and adhered to throughout the construction period.
Reason: In the interests of biodiversity and in accordance with Local Plan Policy
POLL1 Pollution Control and Protection and BIO1 Biodiversity and Geodiversity

9. Prior to the commencement of development of the development hereby permitted in FULL, a Habitat Management and Monitoring Plan (HMMP) shall be submitted to the Local Planning Authority for approval in writing.  The HMMP shall be completed by a qualified and experienced ecologist detailing management for a minimum period of 30 years. An updated metric will be submitted alongside the management plan, which will take into account any completed phases in order to demonstrate that the overall site shall achieve at least 10% net gain in biodiversity. The HMMP shall be informed by the following documents: Appendix 1a - Updated Biodiversity Net Gain Assessment LD10361 010 V2.1 (Revised 07.05.2024), Appendix 2 - Updated BEMP LD10848 0014 V2.0 dated March 2023 (received 08.03.2024), Appendix 3 - eDNA Survey Results E17387 (received 08.03.2024), Appendix 5 - Water Vole and Otter Survey Results Plan LD10361-038 Rev. A (received 08.03.2024), Barnsley West Clarification Note Ecology LD10848 dated 06.03.2024 (received 08.03.2024), LD10361 Appendix 7.2 Barnsley West eDNA Technical Note (Revised 16.05.2024) LD10361 Barnsley West Residential Metric 4.0 (Revised 07.05.24), LD1048 Ancient Woodland Clarification Note _Final (received 23.05.2024) and shall include information on the following;
(a)	a non-technical summary.
(b)	the roles and responsibilities of the people or organisation(s) delivering the [HMMP];
(c)	the planned habitat creation and enhancement works to create or improve habitat to achieve the biodiversity net gain in accordance with the approved HMMP.
(d)	the management measures to maintain habitat in accordance with the approved HMMP for a period of 30 years from the completion of development; and
(e)	the monitoring methodology and frequency in respect of the created or enhanced habitat to be submitted to the local planning authority, has been submitted to, and approved in writing by, the local planning authority.
Notice in writing shall be given to the Council when the:
(a)	HMMP has been implemented; and
(b)	habitat creation and enhancement works as set out in the HMMP have been completed. 
The habitat creation and enhancement works set out in the approved HMMP shall be    completed in line with the timescales set out within the HMMP; and
a)	a completion report, evidencing the completed habitat enhancements, shall been submitted to, and approved in writing by the Local Planning Authority on completion of the works.
The created and/or enhanced habitat specified in the approved HMMP shall be managed     and maintained in accordance with the approved HMMP.
Monitoring reports shall be submitted to local planning authority in writing in accordance with the methodology and frequency specified in the approved HMMP.
Reason: To ensure the development delivers a biodiversity net gain on site in accordance with Local Plan Policy BIO1and Schedule 7A of the Town and Country Planning Act 1990 

10. No above ground construction shall commence on any phase of the development hereby granted in FULL until;
a) a scheme of intrusive site investigations for that phase of the site approved in FULL  have been carried out on site to establish the risks posed to the development by past coal mining activity for that phase, and:
b) any remediation works and/or mitigation measures to address land instability arising from coal mining legacy, as may be necessary for that phase, have been implemented on site in order to ensure that the site is made safe and stable for the development proposed.
The intrusive site investigations and remedial works shall be carried out in accordance with authoritative UK guidance.  A qualified third-party consulting engineer shall advise upon the necessary site investigations, ground remediation and design mitigation requirements in accordance with Construction Industry Research and Information association publication C758D “Abandoned Mine Workings Manual” where applicable. For guidance the scope of works should include the following:
1.	Rotary boreholes to target areas of uncertainty regarding unrecorded underground coal mine workings.
2.	Targeted investigation of recorded mine entries on the site 
3.	Delineation of the opencast highwalls to map no build zones using techniques such as geophysics, rotary open hole probing and trial trenching.
4.	Trial pits across the site to obtain more samples for geotechnical and chemical testing to further inform design.
5.	Intrusive boreholes with in-situ testing, to provide geotechnical parameters and to obtain undisturbed geotechnical samples. Gas and groundwater monitoring wells installation in selected boreholes.
6.	Monitoring of extensometers to be continued as long as possible to inform creep settlement assessment.
7.	Static cone penetration testing to assess the in-situ geotechnical parameters.
8.	Adequate development platform slope stability assessment and design to ensure industry best practice factors of safety are achieved.
9.	Adequate geotechnical & chemical testing to classify materials and inform foundation design.
10.	Assessment of the groundwater regime below the site, to include groundwater contours.
11.	Embankment testing to assess the effects of raising ground levels in areas of fill and the effectiveness of surcharging in relation to future settlement.
12.	Identification of positions of coal mining legacy features such as opencast highwalls and mineshafts. Distances to mining legacy features shall be maintained in consideration of industry best practice and Coal Authority guidance.
Reason: To satisfactorily deal with unstable land, in accordance with Local Plan
Policy CL1 Land stability NPPF 2024 sections 196 a,b,c. 197 

11. Following completion of the development platforms/areas on the development hereby approved in FULL, no engineering works shall commence to construct permanent end use buildings, until a validation report undertaken by the appointed third-party consulting engineer shall be submitted to the Local Planning Authority.  The report(s) shall:
1.	confirm the suitability of the land, and ultimately the site as a whole, 
2.	detail how coal mining legacy features such as opencast highwalls and mineshafts have influenced layout and standoffs from the coal mining legacy features have been/will be maintained
3.	detail how coal mining legacy features have influenced construction mitigation requirements for end use buildings using industry best practice and Coal Authority guidance 
Thereafter the development shall proceed in accordance with the measures set out in the validation report. 
Reason- To satisfactorily deal with unstable land, in accordance with Local Plan
Policy CL1 Land stability NPPF 2024 sections 196 a,b,c. 197 

12. No phase of the development hereby approved in FULL shall commence until a Construction Traffic Management Plan (CTMP) is submitted to and subsequently approved in writing by the LPA for that phase. The approved plan shall thereafter be adhered to throughout the construction phase. The CTMP shall contain information relating to the following:
1.	Volumes and types of construction vehicles 
2.	Identification of delivery routes 
3.	Identification of access point
4.	Temporary access arrangements 
5.	Contractors’ method for controlling construction traffic and adherence to routes 
6.	Construction period
7.	Temporary signage in consultation with National Highways
8.	Measures to control mud and dust being transferred to the public highway
9.	Temporary traffic management arrangements required to the existing highway network 
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1.

13. No road construction shall be commenced in each phase until full engineering, drainage and street lighting and constructional details of the streets proposed for highway adoption within that phase have been submitted to and approved in writing by the LPA.  The development shall, thereafter, be constructed in accordance with the approved details and a timetable to be submitted to and approved in writing by the Local Planning Authority.
Reason: In the interest of highway safety, in accordance with Local Plan policy T4

14. The phases of the link road hereby approved and connection to the roundabouts on A635 Barugh Green Road and Higham Lane shall not be commenced until full engineering, drainage, street lighting and constructional details for each link road phase have been submitted to and approved in writing by the Local Planning Authority. The development shall, thereafter, be constructed in accordance with the approved details and a timetable to be submitted to and approved in writing by the Local Planning Authority. 
Reason: In the interest of highway safety, in accordance with Local Plan policy T4

15. No residential development hereby granted in FULL shall commence above ground until a scheme for the parking of bicycles for that phase has been submitted to and approved in writing by the LPA. The scheme shall be fully implemented for each plot before that plot is occupied (or brought into use) and thereafter retained for this purpose.
Reason: To support sustainable transport objectives in accordance with Local
Plan Policy T3.

16. Pedestrian intervisibility splays having the dimensions of 2m by 2m shall be safeguarded at the driveways of dwellings where the driveway joins the back of any footway within the development prior to occupation of each plot. The splays shall be kept clear of obstructions over 900mm in height for the lifetime of the scheme.
Reason: In the interest of highway safety, in accordance with Local Plan policy T4
	
17. Prior to first occupation of any plot hereby granted in FULL, the roads and footways shall be constructed to binder course level from each plot to the adjoining public highway. Thereafter the development shall be implemented in accordance with the approved details.
Reason: In the interest of highway safety, in accordance with Local Plan policy T4

18. Prior to each dwelling being occupied of the development hereby approved in FULL, the proposed accesses, driveways, on-site car and cycle parking, and turning areas for that dwelling shall be laid out and completed in accordance with the approved plan. Driveways and vehicle parking areas accessed from the approved streets must be properly consolidated and hard surfaced and drained into the site and subsequently maintained in good working order at all times thereafter for the lifetime of the development. 
Reason: In the interest of highway safety, in accordance with Local Plan Policy T4

19. Visibility splays and forward visibility shall be provided for in full accordance with the details shown on approved plan Forward and Junction Visibility 3062-R-100-SK-001.  The visibility shall thereafter be maintained at all times free from any obstruction exceeding 900mm above the level of the adjacent highway carriageway.
Reason: In the interest of highway safety, in accordance with Local Plan Policy T4

20. Construction work shall only be carried out between the hours of 8am to 6pm Monday to Friday and 9am to 2pm on a Saturday. Staff shall be allowed access only onto site Monday to Friday from 7:30am and 8:30am on Saturdays.   Construction work shall not be carried out on Sundays or Public Holidays. The term “construction work” shall include the use of mobile and fixed plant/machinery (e.g. generators), tools, construction vehicles and equipment (including those used for earthworks and groundworks), radios or other amplified sound, the delivery of construction materials or other items to the site. Vehicle engines shall not be allowed to idle outside of the hours permitted for construction work.
Reason: In the interests of the amenities of local residents and in accordance with
Local Plan Policies GD1 General Development Policy and POLL1 Pollution Control
and Protection

21. No engineering, construction or other operations for the development hereby granted in FULL shall be carried out until a Construction Management Plan has been submitted to and approved by the Local Planning Authority for that phase.  Once approved, the applicant shall adhere to the Construction Management Plan at all times throughout the construction period. The term “construction” shall include earthworks, groundworks and building of roads and buildings.  The Construction Management Plan shall include:
1.	A location showing parking for vehicles of site operatives and visitors
2.	Means of access for construction traffic
3.	The location of welfare facilities
4.	Details of external plant associated with welfare facilities
5.	Location plan of site for loading and unloading of plant and materials
6.	Types of materials and location of stockpiles
7.	Types and numbers of plant and location for parking
8.	Details of the plant and equipment to be deployed in construction of the development
9.	Storage of plant and materials used in constructing the development
10.	Details of the provision of an on-site water supply or water storage facility to be provided during the construction phase
11.	Measures to monitor and mitigate the emission of dust and dirt during engineering and construction 
12.	Measures to monitor and mitigate the emission of noise during engineering and construction operations
13.	Measures to monitor and mitigate the noise impacts from excessively noisy operations including piling works and/or consolidation works, for example reduced hours, rest days, advance notification to residents.
14.	A plan showing location of notices to be provided on the perimeter of the site which shall contain contact details of the site manager or other operative who can be contacted during construction hours and out of hours.
Thereafter the development take pace in full accordance with approved details 
Reason: In the interests of highway safety, residential amenity and visual amenity,
In accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1

22. No development shall take place, including any demolition works, for the development hereby granted in FULL, until a Construction Method Statement has been submitted to and approved in writing by the Local Planning Authority for that phase. The approved statement shall be adhered to throughout the construction period. The statement shall include: 
1.	A construction programme including phasing of works including engineering operations and groundworks.
2.	24-hour emergency contact number.
3.	Hours of operation.
4.	Expected number and type of vehicles accessing the site:
a)	Deliveries, waste, equipment, plant, visitors.
b)	Size of construction vehicles.
c)	Consolidation operation or scheme for the delivery of materials and goods.
d)	Phasing of works.
     5.	Reduction in the number of movements and parking on nearby streets:
a)	Programming.
b)	Waste management.
c)	Construction methodology.
d)	Car sharing.
e)	Travel planning.
f)	Parking facilities for staff and visitors.
g)	On-site facilities.
6.	Routes for construction traffic, avoiding weight and size restrictions to reduce unsuitable traffic on residential roads.
7.	Locations for loading/unloading, waiting/holding areas and means of communication for delivery vehicles if space is unavailable within or near the site.
8.	Locations for storage of plant/waste/construction materials.
9.	Abnormal Loads 
10.	Swept paths showing access for the largest vehicles regularly accessing the site 
11.	Any necessary temporary traffic management measures.
12.	Measures to protect vulnerable road users (cyclists and pedestrians);
13.	Method of preventing mud being transferred onto the highway.
14.	Erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate
Thereafter the development shall take place in full accordance with the approved details. 
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan Policies T4 and Poll 1

23. No engineering, construction, or other operations shall take place on the development hereby granted in FULL until a scheme of monitoring and mitigation of air quality impacts from construction traffic for that phase shall be submitted to the Local Planning Authority for approval in writing to ensure that the IAQM threshold criteria for construction are not exceeded. The scheme shall include: 
1.	Details of numbers, types and routing of construction traffic 
2.	Details of monitoring locations and schedule of monitoring
3.	A report of daily measurements shall be retained on site
4.	In the event that the relevant criteria are exceeded, a detailed air quality assessment of the impacts of construction traffic shall be undertaken in line with IAQM guidance. 
5.	If significant adverse impacts are identified by this assessment, a scheme for mitigation of construction traffic emissions including timetable of implementation shall be submitted to the LPA for approval in writing
Thereafter the scheme shall be fully implemented for the duration of engineering and construction, or other operations and the reports shall be available for inspection on site by officers of the Council on site during construction hours.
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1.

24. Prior to commencement of any engineering, construction or other operations including demolition or remedial works in Phase 1 (identified as Area1 in Appendix 13.1 Figure 4 of document ‘20211090 015 ES Chapter 13 Appendix 13.1 Figures 1 – 8’), the mitigation measures described in ‘20211090 015 ES Chapter 13 – Noise; section 13.5.2’, shall be implemented. The scheme shall be thereafter maintained for the duration of the engineering or construction operations.
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan Policy Poll 1.

25. No construction or engineering operations shall take place on each phase of the development hereby approved in FULL until a scheme for disposing of surface water by means of a sustainable drainage system for that phase as set out in a drainage impact assessment has been submitted to and approved by the Local Planning Authority. The scheme shall include the following: 
1.	Information about the design storm period and intensity, 
2.	the method employed to delay and control the surface water discharged from the site 
3.	the measures taken to prevent pollution of the receiving groundwater and/or surface waters. 
4.	A timetable for its implementation; and 
5.	A management and maintenance plan for the lifetime of the development which shall include the arrangements for adoption by any public authority or statutory undertaker or any other arrangements to secure the operation of the scheme throughout its lifetime. 
The development shall thereafter be implemented in accordance with the approved sustainable drainage scheme and maintained thereafter in accordance with the approved management and maintenance plan for the lifetime of the development. 
Reason: To ensure proper, sustainable drainage of the area in accordance with Local Plan Policy CC3 and CC4

26. No piped discharge of surface water from each phase of the development site hereby granted planning permission in FULL until works to provide a satisfactory outfall for surface water for that phase have been completed in accordance with details to be submitted to and approved by the local planning authority before development commences.  
Reason: To ensure proper, sustainable drainage of the area in accordance with Local Plan Policy CC3 and CC4 and to maintain the structural integrity and proper functioning of the existing culverted watercourse

27. No construction or engineering operations in each phase hereby approved by this permission in FULL shall be commenced until a scheme for the provision and implementation of a surface water run-off limitation into the watercourse for that phase has been submitted to and approved in writing by the Local Planning Authority. 
The agreed scheme shall thereafter be implemented in accordance with the approved programme and details. 
Reason: To ensure proper, sustainable drainage of the area in accordance with
Local Plan Policy CC3 and CC4 and to maintain structural integrity and proper
functioning of the existing watercourse

28. No construction or engineering operations shall take place within that part  each phase of the application site hereby granted in FULL unless and until full foul drainage and surface water drainage details for the development granted permission in FULL have been submitted to and approved in writing by the Local Planning Authority, including details of any balancing works, off-site works and phasing of the necessary infrastructure. Thereafter, no part of that phase shall be occupied or brought into use until the approved scheme has been fully implemented.  The scheme shall thereafter be retained throughout the lifetime of the development  
Reason: To ensure proper, sustainable drainage of the area in accordance with
Local Plan Policy CC3 and CC4 

29. Prior to any works commencing on-site for the development hereby granted in FULL, a scheme for the restoration of any damage to the adopted highway to be arising from the development shall be submitted to and approved by the Council. The scheme shall include provision for:
(i)  a condition survey of the adopted highways to be used by construction traffic to
be carried out in association with the Local Highway Authority. The extent of the
area to be surveyed must be agreed by the Local Highway Authority prior to the survey being undertaken which shall comprise
a. A plan to a scale of 1:1250 showing the location of all defects identified
b. A written and photographic record of all defects with the corresponding location
references accompanied by a description of the extent of the assessed area and a
record of the date, time and weather conditions at the time of survey.
     (ii) The methodology of subsequent surveys of the state of the highways, on
completion of each phase of development (or other milestone in the development)
identifying defects attributable to the traffic ensuing from the said phase of the
development.
     (iii) The timing of any necessary remedial works to be completed which shall be at
the developer's expense.
      The scheme once approved shall be carried out in accordance with the said
      approval.
Reason: To ensure that any damage to the adopted highway sustained throughout the phases of the development process is identified and subsequently remedied at the expense of the developer in interests of highway safety and Local Plan Policy T4.

30. The development hereby permitted shall not be commenced until an updated addendum Framework Travel Plan has been submitted to and approved in writing by the Local Planning Authority. 
Reason: In the interests of promoting sustainable travel in accordance with Local Plan Policy T3

31. Notwithstanding the submitted details, upon commencement of construction of each phase of the development hereby approved in FULL, a scheme for biodiversity enhancement, such as the incorporation of permanent bat roosting feature(s), habitat piles, hedgehog access and nesting opportunities for birds, for that phase shall be submitted to and agreed in writing with the Local Planning Authority. The scheme shall include the following details: 
1.	Description, design or specification of the type of features or measures to be undertaken. 
2.	Materials and construction to ensure long lifespan of the feature/measure 
3.	A drawing(s) showing the location and where appropriate the elevation of the features or measures to be installed or undertaken. 
4.	Management and maintenance responsibilities
5.	A timescale for implementation
Thereafter the approved scheme shall be implemented in full for the lifetime of the development.
Reason: In the interests of biodiversity and in accordance with Local Plan Policy
POLL1 Pollution Control and Protection and BIO1 Biodiversity and Geodiversity

32. Upon commencement of construction of each phase of development hereby granted in FULL, a detailed landscape scheme for strategic landscaping for that phase shall be submitted to the LPA for approval in writing.  The scheme shall be based on approved plan P11754-00-001-GIL-0110 and shall contain the following:
1.	full details of both hard and soft landscaping works for strategic landscaping areas shown on approved plan P11754-00-001-GIL-0110 
2.	details of the species, planting specification, numbers, positions and planted heights of proposed trees and shrubs. 
3.	details of the position and condition of any existing trees and hedgerows to be retained
4.	details and a location plan for any ecological enhancements not included in the HMMP
5.	Fencing to public rights of way including location, material, design, colour, height
6.	Specification for hard landscaping including routes, public open spaces and informal play spaces
7.	Boundary treatments comprising location, material, design, colour, height 
8.	A timetable for implementation
Thereafter the agreed strategic landscaping scheme shall be carried out in accordance with the approved details and timescales.
Reason: To ensure a high proportion of large growing native species are planted
to ensure maximum longevity and amenity and environmental benefit and in the
interests of the visual amenities of the locality and in accordance with Local Plan
Policy D1 High Quality Design and Place Making, Local Plan Policy BIO1 Biodiversity and Geodiversity and D1 Design

33. No above ground construction of the development hereby permitted in FULL shall take place until  a  strategic landscape management plan, including long term design objectives, for a minimum of 30 years, management responsibilities and maintenance schedules for all strategic landscaped areas set out on approved plan  P11754-00-001-GIL-0110 hereby approved, has been  submitted to and approved by the Local Planning Authority. The strategic landscape management scheme shall include but not be limited to proposals for the following:
1.	management responsibilities and maintenance schedules for all the strategic landscape areas. 
2.	maintenance of the ecological enhancement areas where not covered in condition HMMP
3.	management responsibilities and maintenance schedules for all hard and soft landscaping
4.	management and maintenance of boundary treatments
5.	Reports to demonstrate if long term design objectives are being met and measures to ensure that any failure to achieve the objectives are implemented to agreed timescales.	
6.	A timetable for implementation
The measures in the approved strategic landscape management and maintenance plan shall thereafter be carried out in accordance with the approved plan and to agreed timescales.
Reason: In the interests of the visual amenities of the locality and in accordance with Local Plan Policy BIO1 Biodiversity and Geodiversity and D1 Design.

34. No above ground construction Prior to above ground works of the development hereby approved in FULL, shall take place until a scheme comprising details of non-strategic hard and soft landscaping works, including out-of-plot planting and in-plot planting for that phase has been submitted to and approved by the Local Planning Authority.  The scheme shall include: 
1.	full details of both hard and soft landscaping works comprising details of the species, planting specification, numbers, positions and planted heights of proposed trees and shrubs. 
2.	details of the position and condition of any existing trees and hedgerows to be retained
3.	details and a location plan for any ecological enhancements not included in the HMMP 
4.	Specification and detailed plans for hard landscaping not included in condition 35 below)
5.	Specification for play spaces and play equipment
6.	Management and maintenance responsibilities 
7.	Reports to demonstrate if long term design objectives are being met and measures to ensure that any failure to achieve the objectives are implemented to agreed timescales
8.	A timetable for implementation
Thereafter the agreed non-strategic landscaping scheme shall be carried out and maintained in accordance with the approved details and timescales.
Reason: To ensure a high proportion of large growing native species are planted
to ensure maximum longevity and amenity and environmental benefit and in the
interests of the visual amenities of the locality and in accordance with Local Plan
Policy D1 High Quality Design and Place Making, Local Plan Policy BIO1 Biodiversity and Geodiversity and D1 Design

35. All in-plot planting, seeding or turfing comprised in the approved details of non-strategic  landscaping  for Phase 1 only in Condition  34  above shall be carried out in the first planting and seeding seasons following the occupation of each dwellinghouse and any trees or plants which die within a period of 5 years from the completion of the development are removed, or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species. 
Reason: To ensure a high proportion of large growing native species are planted
to ensure maximum longevity and amenity and environmental benefit and in the
interests of the visual amenities of the locality and in accordance with Local Plan
Policy D1 High Quality Design and Place Making, Local Plan Policy BIO1 Biodiversity and Geodiversity and D1 Design

36. A Noise Impact Assessment shall be carried out prior to the development of the residential area hereby granted in full (Phase 1) above damp-proof course level and submitted to the LPA for approval.  Noise levels from current and predicted future sources shall be included. The Noise Impact Assessment shall include details of mitigation measures to be implemented in construction of the residential properties, to ensure the following sound levels are achieved within all dwellings:
1.	bedrooms shall achieve a 16-hour LAeq (07:00 to 23:00) of 35dB(A), and an 8-hour LAeq (23:00 to 07:00) of 30dB(A), with individual noise events not exceeding 45dB LAFmax more than 10 times (23:00 to 07:00 hours)
2.	living rooms shall achieve a 16-hour LAeq (07:00 to 23:00) of 35dB(A)
3.	dining rooms shall achieve a 16-hour LAeq (07:00 to 23:00) of 40dB(A)
The Noise Impact Assessment shall also include details of a scheme for protecting external amenity areas from external noise and ensuring that the lowest practicable sound levels in external amenity areas are achieved. Thereafter the development shall be carried out in accordance with the approved details.
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1

37. Notwithstanding the submitted details, prior to first occupation of the development hereby approved in FULL, details of lighting for Phase 1 shall be submitted to and approved in writing by the Local Planning Authority. The details shall be reviewed and produced by a suitably qualified ecologist and clearly demonstrate that lighting will not adversely impact residential amenity or wildlife using key corridors, foraging and commuting features and roosting sites. The details shall include, but are not limited to, the following:
1.	Identification of areas/features on site that are particularly sensitive e.g. breeding, r	resting, foraging and commuting sites.
2.	A drawing showing dark corridors and buffer areas.
3.	A report and drawings showing how and where external lighting will be installed so that it can be clearly demonstrated that areas to be lit will not disturb or prevent species using their territory or having access to breeding sites/resting places, this shall include.
a)	technical descriptions, design or specification of external lighting to be installed including shields, cowls or blinds where appropriate.
b)	A description of the luminosity of lights and their light colour.
c)	A drawing(s) showing the location and where appropriate the elevation and height of the light fixings.
d)	Methods to control lighting control (e.g. timer operation, Passive Infrared Sensors (PIR)); and
e)	Lighting contour plans, both horizontal and vertical where appropriate, taking into account hard and soft landscaping.
f)	Mitigation measures to minimise long distance glare
g)	Timetable for implementation
Thereafter the approved scheme shall be implemented in full in accordance with the approved timetable and maintained for the lifetime of the development.
	Reason: In the interests of the amenities of local residents and in accordance with
Local Plan Policies GD1 General Development Policy and POLL1 Pollution Control
and Protection and for the protection of biodiversity in accordance with Local Plan Policy BIO1.

38. Upon commencement of the development hereby approved in full, a scheme for the provision of street furniture (for non-adopted ways routes and spaces) and public art for that phase shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall the following:
1.	Street furniture in built areas
2.	Street furniture in landscape spaces
3.	Way finding signs and links to the Trans Pennine trail and other footpaths and locations
4.	Public art, one item to be located as entrance feature to each phase 
5.	Location, type, design, materials, colour palette, size, for each of the above 
6.	Management and maintenance responsibilities
7.	Timetable for implementation
Thereafter the approved scheme for street furniture and public art shall be implemented in full in accordance with the approved timetable and retained for the lifetime of the development. 
Reason: In the interests of the amenities of local residents and visual amenity and in accordance with Local Plan Policies GD1 General Development Policy and D1

39. Upon commencement of the development hereby approved in FULL, a public right of way and non-adoptable ways and spaces specification and maintenance scheme shall be submitted to the Local Authority for approval in writing. The scheme shall accord with the Updated PRoW Connectivity Strategy (received 24.04.2024) and include the following:
1.	constructional details of each route type 
2.	location plan of each route 
3.	future status and future maintenance plans of existing and proposed footways and footpaths / cycleways / bridleways, carriageways
4.	Maintenance and management plans of landscaped areas and play spaces which are not put forward for adoption by the Local Authority.
5.	Timetable for implementation
Once agreed, the development shall thereafter, be constructed and maintained in accordance with the approved timetable and details for the lifetime of the development.
Reason: In the interests of promoting sustainable travel and of the visual amenities of the locality and in accordance with Local Plan Policies GS2 and T4 D1 Design.

40. Within six months of first occupation of the development hereby approved in FULL, a detailed travel plan for that phase shall be submitted to and approved in writing by the Local Planning Authority. The Travel Plan shall be based on the approved addendum Framework Travel Plan as required in condition 30 and include details of specific measures / initiatives, targets, timescales and budgets to encourage sustainable travel and allow for regular monitoring and reporting to be undertaken. The plan shall be fully implemented in accordance with the approved details and timescales thereafter. 
Reason: To support sustainable transport objectives in accordance with Local
Plan Policy T3.

41. Prior to full opening of the link road the noise barrier mitigation measures described in the report “Proposed Residential Development Barnsley West (Phase One) Land to the South of Barugh Green Road, Barnsley” produced by Environmental Noise Solutions Limited, dated 25th April 2024, ref: NIA/8576/21/9800/v3/Barnsley West (Phase 1)  and Section sketch – Acoustic Barrier 13731-THP-XX-XX-DR-A-SK008 received 09.04.24 shall be implemented. The barrier shall be constructed at the location shown in Figure 4.1 of the report and retained thereafter.
Reason: In the interests of the amenities of local residents and in accordance with
Local Plan Policies GD1 General Development Policy and POLL1 Pollution Control
and Protection

42. Development shall take place in accordance with the approved Written Scheme of Investigation by Prospect Archaeology dated February 2024 ref STR01-03. The development shall not be brought into use within Phase 6 of development until the Local Planning Authority has confirmed in writing that the requirements of the WSI have been fulfilled.
Reason: In the interests of the Historical Environment in accordance with Local Plan Policy HE6.
	
43. No vegetation clearance shall take place between the months of March and August inclusive unless nesting birds have been shown to be absent by a suitably qualified ecologist in accordance with written details to be submitted and approved by the Local Planning Authority.
Reason: In the interests of biodiversity and in accordance with Local Plan Policy
POLL1 Pollution Control and Protection and BIO1

44. Vehicular and adoptable pedestrian routes within the site shall not exceed 1:12 gradients. Where pedestrian stepped access is provided, an alternative, convenient route shall be provided that does not exceed a gradient of 1:12 to ensure inclusive and accessible access for all users
Reason: In the interests of vehicular and pedestrian safety and to ensure that the site is    accessible for all, in accordance with Local Plan Policy T4 

45. No works that affect the use of Hermit Lane shall commence until the Traffic Regulation Order for the prohibition of vehicular movements on Hermit Lane has been secured by the Local Highway Authority.
Reason: In the interests of vehicular and pedestrian safety in accordance with Local Plan Policy T4

46. Notwithstanding the submitted details, no works that affect the use of Hermit Lane shall commence until such time as a scheme for the provision of turning areas to the east and west of the proposed link road have been submitted to and approved in writing by the Local Planning Authority. The works to provide the turning areas shall be completed prior to the severance of Hermit Lane as a result of the development hereby approved.
Reason: In the interests of vehicular and pedestrian safety in accordance with Local Plan Policy T4

47. No Phase of the link road hereby approved shall be opened to general traffic until the Traffic Regulation Order to restrict waiting along said phase has been secured by the Local Highway Authority.
Reason: In the interests of vehicular and pedestrian safety in accordance with Local Plan Policy T4

48. The link road hereby approved shall not be open and operational for through traffic until such time as a comprehensive Traffic Directional Signage Scheme has been submitted to the Local Planning Authority for approval in writing. The scheme shall include the following elements:
1.	Location of signs. A detailed plan showing the precise location of all proposed directional signage at key locations on the surrounding highway network and within the development site.  
2.	Design specification. Specifications of sign design, including size, height, materials and reflective qualities to ensure visibility and compliance with the requirements of Traffic Signs Regulations and General Directions 2016.
3.	Sign content. Details of the information to be displayed on each sign, ensuring clarity and consistency for all road users.
4.	Installation timeline. A detailed schedule outlining the timeline for the installation of the signage, ensuring that all directional signs are in place before the link road is open and operational for through traffic.
The approved scheme shall thereafter be implemented in full in accordance with the approved timescales.
Reason: In the interests of vehicular and pedestrian safety in accordance with Local Plan Policy T4

49. The parking/manoeuvring facilities for each dwelling on the development hereby approved in FULL as indicated on the approved layout plan 20-CL4-SEGB-BWP1-02 REV U, shall be surfaced in a solid bound material (i.e. not loose chippings) and made available for the manoeuvring and parking of motor vehicles prior to occupation of that dwelling being brought into use, and shall be retained for that sole purpose at all times.
Reason: In the interests of vehicular and pedestrian safety in accordance with Local Plan Policy T4

50. All surface water run off shall be collected and disposed of within the site and shall not be allowed to discharge onto the adjacent highway.
Reason: In the interests of highway safety in accordance with Local Plan Policy T4

51. Notwithstanding details submitted, prior to the occupation of any building a scheme for the provision of bus stop infrastructure within the development shall be submitted to the Council for its approval in writing. The scheme be informed by Outline Bus Service Strategy V3.0 dated 16.04.2024) and shall include details of the infrastructure to be provided, the locations and timing of delivery of provision of the bus stop infrastructure. Thereafter the approved scheme shall be carried out in accordance with the approved scheme in accordance with the approved timescales.
Reason: To secure public transport infrastructure and encourage sustainable travel in accordance with Local Plan Policy T3.



Conditions 52 – 89 relate to OUTLINE planning permission


52. An application for approval of the first reserved matters phase of built development other than Phase 1, comprising:
(a) the layout of the proposed development. 
(b) scale of building(s)
(c) the design and external appearance of the proposed development. 
(d) landscaping.  
shall be made to the Local Planning Authority before the expiration of three years from the date of this permission. Thereafter development shall be begun before the expiration of 2 years from the date of approval of the last reserved matters to be approved.
Reason: In order to allow the Local Planning Authority to assess the details of the
reserved matters with regard to the development plan and other material
considerations

53. The proposed layout, scale and landscaping in reserved matters within phases R2 to R7 inclusive,  and Phase C1, shall substantially accord with the approved Phasing Parcel Plan BWM BBA ZZ XX DR A 1005 REV P04, Proposed Indicative Site Plan BWM-BBA-ZZ-XX-DR-A-1004 REV 16, Parameter Plan BBA-ZZ-XX-DR-A-1052 REV P10 and Strategic Landscape Masterplan P11754-00-001-GIL-0100 REV 10
Reason: In the interests of the amenities of local residents and in accordance with
Local Plan Policies GD1 General Development Policy and POLL1 Pollution Control
and Protection

54. The primary school hereby granted outline consent located in Phase C1 on approved Phasing Parcel Plan BWM BBA ZZ XX DR A 1005 REV P04, shall, subject to reserved matters approval, be in operation by September 2029.
Reason: For clarity and to ensure school places are delivered when needed in accordance with Local Plan Policy MU1 and the Barnsley West Masterplan Framework.  

55. The development hereby granted outline approval and located in Phase C1 in approved Phasing Parcel Plan BWM-BBA-ZZ-XX-DR-A-1005 S2 P04 shall comprise Civic Square which shall include a community building, no smaller than 600 sqm, grassed space no smaller than 60m x 35m and hard landscaping for community events. Subject to reserved matters approval, the civic square and community use building shall be completed no later than 3 years after the opening of the school. 
Reason: To deliver community facilities in accordance with Local Plan Policy MU1 and the BWMF.

56. Prior to the occupation of the school building, a Community Use Agreement shall be submitted to and approved in writing by the Local Planning Authority. The agreement shall apply to the school building, the natural turf playing field, multi-use games areas and supporting ancillary facilities and include details of pricing policy, hours of use, access by non-educational establishment users, management responsibilities and a mechanism for review. Thereafter the approved Agreement shall be fully implemented before the development is brought into use.  
Reason: To allow community use in accordance with local plan policy MU1 and the BWMF

57. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended) and the Town and Country Planning (Use Classes) Order 1987, or any Order revoking and re-enacting that Order with or without modification),not more than 500 sqm  of the non-education buildings in Phase C1 as set out on Phasing Parcel Plan (BWM-BBA-ZZ-XX-DR-A-1005 S2 P04) shall be used for  convenience/shop retail; ( Class E(a).  Other non-education   buildings within Phase C1 shall be for the following use/s: E(e), E(f),F1(a) to (f), F2(b) and for no other purpose (including any other purpose in part 3 of the Use Classes Order). 
Reason: For clarity and ensure appropriate uses are provided in accordance with Local Plan Policy MU1

58. No engineering, construction or other operations shall be undertaken on site for each reserved matters phase until the following documents in accordance with British Standard 5837:2012 Trees in relation to design, demolition and construction – Recommendations for that phase have been submitted to and approved in writing by the Local Planning Authority:
Tree Survey
Arboricultural impact assessment
Tree protective barrier details
Tree protection plan
Arboricultural method statement
Thereafter, during engineering or construction operations, a written report shall be submitted to the Local Planning Authority every three months.   The report shall:
1.	be completed by a qualified arboriculturist detailing the inspections that have been undertaken to ensure compliance with protective measures. 
2.	Identify dates and locations when protective measures have not been in compliance and detailing what measures were taken and when in order to ensure compliance with the methodologies
3.	Provide dates and locations and details where arboricultural supervision was required. 
No development or other operations shall take place except in complete accordance with the approved methodologies and measures set out above. 
Reason: To ensure the continued wellbeing of the trees in the interests of the
amenity of the locality

59. No engineering, construction or other operations shall take place on each phase (including demolition, ground works and/or vegetation clearance or construction) until a Construction Environmental Management Plan - Biodiversity (CEMP-B) for that phase has been submitted to and approved in writing by the local planning authority. The CEMP-B shall include the following:
1.	Risk assessment of potentially damaging construction activities.
2.	Identification of ‘biodiversity protection zones.
3.	An invasive non-native species protocol.
4.	Details of avoidance measures to avoid or reduce impacts during construction 
5.	The location and timing of sensitive works to avoid harm to biodiversity features (e.g. daylight working hours only starting one hour after sunrise and ceasing one hour before sunset);
6.	Use of protective fences, exclusion barriers and warning signs, including advanced installation and maintenance during the construction period. 
7.	The times during construction when specialist ecologists need to be present on site to oversee works.
8.	Details of pre-commencement surveys where necessary for species such as bats, great crested newts, badgers, water vole and otter. 
9.	Works set out in the recommendations section of Clarification Note-Bat Trees and AW Groundflora LPTP13.06.24 relating to works in the ancient woodland, and shall include the following:
i.	precautionary recommendations to ensure arborists undertaking felling works in ancient woodland areas are aware of the location of the referenced trees to avoid disturbance to them during works. 
ii.	Supervision by the project arboriculturist of movement of vehicles/excavators, storage and replacement of soils during and after works
iii.	A method statement for translocation of Hart’s Tongue fern identified in working area 2 to a suitable nearby location identified on a plan to be submitted as part of CEMP-B
10.	Details and role of responsible person to oversee implementation of CEMP-B
11.	The role and responsibilities on site of an Ecological Clerk of Works (ECoW) or similarly competent person(s). 
12.	Ecology surveys shall be undertaken and submitted to the LPA prior to any habitat clearance in any phase over two years after the date of this permission hereby approved,
Thereafter the approved construction environment management plan-Biodiversity shall be implemented in full and adhered to throughout the construction period of that phase.
Reason: In the interests of biodiversity and in accordance with Local Plan Policy
POLL1 Pollution Control and Protection and BIO1 Biodiversity and Geodiversity

60. The development of each phase shall not commence until a Habitat Management and Monitoring Plan (HMMP) for that phase shall be submitted to and agreed in writing by the Local Planning Authority.  The HMMP shall be completed by a qualified and experienced ecologist detailing management for a minimum period of 30 years and. An updated metric will be submitted alongside the HMMP, which will take into account any completed phases in order to demonstrate that the overall site shall achieve at least 10% net gain in biodiversity. The HMMP shall be informed by the following documents 
Appendix 1a - Updated Biodiversity Net Gain Assessment LD10361 010 V2.1 (Revised 07.05.2024)
Appendix 2 - Updated BEMP LD10848 0014 V2.0 dated March 2023 (received 08.03.2024)
Appendix 3 - eDNA Survey Results E17387 (received 08.03.2024)
Appendix 5 - Water Vole and Otter Survey Results Plan LD10361-038 Rev. A (received 08.03.2024)
Barnsley West Clarification Note Ecology LD10848 dated 06.03.2024 (received 08.03.2024)
LD10361 Appendix 7.2 Barnsley West eDNA Technical Note (Revised 16.05.2024)
LD10361 Barnsley West Residential Metric 4.0 (Revised 07.05.24), 
LD1048 Ancient Woodland Clarification Note _Final (received 23.05.2024)
and shall include information on the following.
(a)	a non-technical summary.
(b)	the roles and responsibilities of the people or organisation(s) delivering the [HMMP];
(c)	the planned habitat creation and enhancement works to create or improve habitat to achieve the biodiversity net gain in accordance with the approved HMMP;
(d)	the management measures to maintain habitat in accordance with the approved Biodiversity Gain Plan for a period of 30 years from the completion of development; and
(e)	the monitoring methodology and frequency in respect of the created or enhanced habitat to be submitted to the local planning authority,
has been submitted to, and approved in writing by, the local planning authority.
Notice in writing shall be given to the Council when the:
(a)	[HMMP] has been implemented; and
(b)	habitat creation and enhancement works as set out in the [HMMP] have been completed. 
a)	the habitat creation and enhancement works set out in the approved [HMMP] shall be completed in line with a programme to be submitted and approved; and
b)	a completion report, evidencing the completed habitat enhancements, has been submitted to, and approved in writing by the Local Planning Authority.
The created and/or enhanced habitat specified in the approved [HMMP] shall be managed and maintained in accordance with the approved [HMMP].
Monitoring reports shall be submitted to local planning authority in writing in accordance with the methodology and frequency specified in the approved HMMP for that phase.
Reason: To ensure the development delivers a biodiversity net gain on site in accordance with Local Plan Policy BIO1and Schedule 7A of the Town and Country Planning Act 1990 

61. No above ground construction shall commence on each phase until;
a) a scheme of intrusive site investigations has been carried out on site to establish the risks posed to the development by past coal mining activity for that phase, and;
b) any remediation works and/or mitigation measures to address land instability arising from coal mining legacy, as may be necessary for that phase, have been implemented on site in order to ensure that the site is made safe and stable for the development proposed.
The intrusive site investigations and remedial works shall be carried out in accordance with authoritative UK guidance.  A qualified third-party consulting engineer shall advise upon the necessary site investigations, ground remediation and design mitigation requirements in accordance with Construction Industry Research and Information association publication C758D “Abandoned Mine Workings Manual” where applicable. For guidance the scope of works should include the following:
1.	Rotary boreholes to target areas of uncertainty regarding unrecorded underground coal mine workings.
2.	Targeted investigation of recorded mine entries on the site 
3.	Delineation of the opencast highwalls to map no build zones using techniques such as geophysics, rotary open hole probing and trial trenching.
4.	Trial pits across the site to obtain more samples for geotechnical and chemical testing to further inform design.
5.	Intrusive boreholes with in-situ testing, to provide geotechnical parameters and to obtain undisturbed geotechnical samples. Gas and groundwater monitoring wells installation in selected boreholes.
6.	Monitoring of extensometers to be continued as long as possible to inform creep settlement assessment.
7.	Static cone penetration testing to assess the in-situ geotechnical parameters.
8.	Adequate development platform slope stability assessment and design to ensure industry best practice factors of safety are achieved.
9.	Adequate geotechnical & chemical testing to classify materials and inform foundation design.
10.	Assessment of the groundwater regime below the site, to include groundwater contours.
11.	Embankment testing to assess the effects of raising ground levels in areas of fill and the effectiveness of surcharging in relation to future settlement.
12.In designing the layout of the development, consideration shall be given to identified positions of coal mining legacy features such as opencast highwalls and mineshafts. Suitable standoffs shall be maintained in consideration of industry best practice and Coal Authority guidance.
Reason: To satisfactorily deal with unstable land, in accordance with Local Plan
Policy CL1 Land stability NPPF 2024 sections 196 a,b,c. 197 

62. Prior to construction of permanent end use buildings but following completion of the development platforms/areas for each phase, a validation report undertaken by the appointed third-party consulting engineer shall be submitted to the Planning Authority.  The report(s) shall confirm the suitability of the land within that phase, and include detail of any mining legacy related layout and construction mitigation requirements for end use buildings (both non-residential or residential use).
Responsibility for securing a safe and sustainable development rests with the developer and/or landowner.
Reason: To satisfactorily deal with unstable land, in accordance with Local Plan
Policy CL1 Land stability NPPF 2024 sections 196 a,b,c. 197

63. No phase of works shall commence until a Construction Traffic Management Plan (CTMP) for that phase of development is submitted to and subsequently approved in writing by the LPA. The approved plan shall thereafter be adhered to throughout the construction phase. The CTMP shall contain information relating to the following:
1.	Volumes and types of construction vehicles 
2.	Identification of delivery routes 
3.	Identification of access point
4.	Temporary access arrangements 
5.	Contractors’ method for controlling construction traffic and adherence to routes 
6.	Construction period
7.	Temporary signage in consultation with National Highways
8.	Measures to control mud and dust being transferred to the public highway
9.	Temporary traffic management arrangements required to the existing highway network 
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1

64. No above ground works on each phase shall commence on site until a scheme for the parking of bicycles for that phase has been submitted to and approved in writing by the LPA. The scheme shall be fully implemented before that phase is first occupied (or brought into use) and thereafter retained for this purpose.
Reason: To support sustainable transport objectives in accordance with Local
Plan Policy T3.

65. Prior to first occupation of any plot hereby granted in each phase, the roads and footways shall be constructed to binder course level from each plot to the adjoining public highway in accordance with details of a completion plan to be submitted and approved in writing by the LPA. Thereafter the development phase shall be implemented in accordance with the approved details
Reason: In interests of satisfactory development and highway safety in
accordance with Local Plan Policy T4 new development and Transport Safety

66. Prior to each dwelling being occupied on any phase, the proposed accesses, driveways, on-site car and cycle parking, and turning areas for that dwelling shall be laid out in accordance with the approved plan for that phase. Driveways and vehicle parking areas accessed from the approved streets must be properly consolidated and hard surfaced and drained into the site and subsequently maintained in good working order at all times thereafter for the lifetime of the development. 
Reason: In the interest of highway safety, in accordance with Local Plan policy T4

67. A Construction Management Plan shall be submitted with each Reserved Matters application for that phase. The term “construction” shall include earthworks, groundworks and building of roads and buildings.  The Construction Management Plan shall include:
1.	A location plan showing parking for vehicles of site operatives and visitors
2.	Means of access for construction traffic
3.	The location of welfare facilities
4.	Details of external plant associated with welfare facilities
5.	Location plan of site for loading and unloading of plant and materials
6.	Types and numbers of plant and location for parking
7.	Types of materials and location of stockpiles
8.	Details of the plant and equipment to be deployed in construction of the development
9.	Storage of plant and materials used in constructing the development
10.	Details of the provision of an on-site water supply or water storage facility to be provided during the construction phase
11.	Measures to monitor and mitigate the emission of dust and dirt during engineering and construction works
12.	Measures to monitor and mitigate the emission of noise during engineering and construction operations
13.	Measures to monitor and mitigate the noise impacts from excessively noisy operations including piling works and/or consolidation works, for example reduced hours, rest days, advance notification to residents.
14.	A plan showing location of notices to be provided on the perimeter of the site which shall contain contact details of the site manager or other operative who can be contacted during construction hours and out of hours.
Thereafter the development shall be undertaken in full accordance with the approved details
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1.

68. No development shall take place in each phase, including any demolition works, until a Construction Method Statement for that phase has been submitted to and approved in writing by the Local Planning Authority. The approved statement shall be adhered to throughout the construction period of that phase. The statement shall include: 
1.	A construction programme including phasing of works including engineering operations and groundworks.
2.	24-hour emergency contact number.
3.	Hours of operation.
4.	Expected number and type of vehicles accessing the site:
i.	Deliveries, waste, equipment, plant, visitors.
ii.	Size of construction vehicles.
iii.	Consolidation operation or scheme for the delivery of materials and goods.
iv.	Phasing of works.
     5.	Reduction in the number of movements and parking on nearby streets:
i.	Programming.
ii.	Waste management.
iii.	Construction methodology.
iv.	Car sharing.
v.	Travel planning.
vi.	Parking facilities for staff and visitors.
vii.	On-site facilities.
viii.	Workforce bus service provision / scheme to encourage the use of public transport and cycling.
6.	Routes for construction traffic, avoiding weight and size restrictions to reduce unsuitable traffic on residential roads.
7.	Locations for loading/unloading, waiting/holding areas and means of communication for delivery vehicles if space is unavailable within or near the site.
8.	Locations for storage of plant/waste/construction materials.
9.	Abnormal Loads 
10.	Swept paths showing access for the largest vehicles regularly accessing the site 
11.	Any necessary temporary traffic management measures.
12.	Measures to protect vulnerable road users (cyclists and pedestrians);
13.	Method of preventing mud being transferred onto the highway.
14.	Erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate
Thereafter the development shall take place in full accordance with the approved details. 
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1.

69. No engineering, construction, or other operations shall take place in each phase until a scheme of monitoring and mitigation of air quality impacts from construction traffic for that phase shall be submitted to the Local Planning Authority for approval in writing to ensure that the IAQM threshold criteria for construction for that phase are not exceeded. The scheme shall include: 
1.	Details of numbers, types and routing of construction traffic 
2.	Details of monitoring locations and schedule of monitoring
3.	A report of daily measures shall be retained on site
4.	In the event that the relevant criteria are exceeded, a detailed air quality assessment of the impacts of construction traffic shall be undertaken in line with IAQM guidance. 
5.	If significant adverse impacts are identified by this assessment, a scheme for mitigation of construction traffic emissions including timetable of implementation shall be submitted to the LPA for approval in writing
Thereafter the scheme shall be fully implemented for the duration of engineering and construction or other operations for that phase and the reports shall be available for inspection on site by officers of the Council on site during construction hours.
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1.

70. No construction or engineering operations shall take place on each phase until a scheme for disposing of surface water by means of a sustainable drainage system as set out in a drainage impact assessment for that phase has been submitted to and approved by the Local Planning Authority for that phase. The scheme shall include the following: 
1.	Information about the design storm period and intensity, 
2.	the method employed to delay and control the surface water discharged from the site 
3.	the measures taken to prevent pollution of the receiving groundwater and/or surface waters. 
4.	A timetable for its implementation; and 
5.	A management and maintenance plan for the lifetime of the development which shall include the arrangements for adoption by any public authority or statutory undertaker or any other arrangements to secure the operation of the scheme throughout its lifetime. 
The development shall thereafter be implemented in accordance with the approved sustainable drainage scheme and implementation timetable and maintained thereafter in accordance with the approved management and maintenance plan. 
Reason: To ensure proper, sustainable drainage of the area in accordance with Local Plan Policy CC3 and CC4

71. No piped discharge of surface water from each phase shall take place until works to provide a satisfactory outfall for surface water for that phase have been completed in accordance with details for that phase to be submitted to and approved by the local planning authority before development commences.  
Reason: To ensure proper, sustainable drainage of the area in accordance with Local Plan Policy CC3 and CC4 and to maintain the structural integrity and proper functioning of the existing culverted watercourse.

72. No construction or engineering operations   on each phase shall be commenced until a scheme for the provision and implementation of a surface water run-off limitation into the watercourse for that each phase has been submitted to and approved in writing by the Local Planning Authority. The agreed scheme shall thereafter be implemented in accordance with the approved programme and details. 
Reason: To ensure proper, sustainable drainage of the area in accordance with
Local Plan Policy CC3 and CC4 and to maintain structural integrity and proper
functioning of the existing watercourse

73. No construction or engineering or other operations shall take place within any phase until full foul drainage and surface water drainage details for that phase have been submitted to and approved in writing by the Local Planning Authority, including details of any balancing works, off-site works and phasing of the necessary infrastructure. Thereafter no part of that phase shall be occupied or brought into use until the approved scheme for that phase has been fully implemented. The scheme shall be retained throughout the life of the development.
Reason: To ensure proper, sustainable drainage of the area in accordance with Local Plan Policy CC3 and CC4.

74. No construction or engineering or other operations shall take place within any phase until details of any highway retaining structures, including construction status drawings and specifications for that phase have been submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be carried out in strict accordance with the approved details.
Reason: In the interest of highway safety, in accordance with Local Plan Policy T4 

75. Prior to any works commencing on-site following reserved matters approval, a scheme for the restoration of any damage to the adopted highway to be arising from the development shall be submitted to and approved by the Council. The scheme shall include provision for
(i) a condition survey of the adopted highways to be used by construction traffic to
be carried out in association with the Local Highway Authority. The extent of the
area to be surveyed must be agreed by the LHA prior to the survey being
undertaken which shall comprise
a. A plan to a scale of 1:1250 showing the location of all defects identified
b. A written and photographic record of all defects with the corresponding location
    references accompanied by a description of the extent of the assessed area and a
    record of the date, time and weather conditions at the time of survey.
     (ii) The methodology of subsequent surveys of the state of the highways, on
          completion of each phase of development (or other milestone in the development)
           identifying defects attributable to the traffic ensuing from the said phase of the
           development.
     (iii) The timing of any necessary remedial works to be completed which shall be at
            the developer's expense.
     The scheme once approved shall be carried out in accordance with the said
     approval.
Reason: To ensure that any damage to the adopted highway sustained throughout the   phases of the development process is identified and subsequently remedied at the expense of the developer in interests of highway safety

76. Each reserved matters submission shall be accompanied by a scheme for biodiversity enhancement on each development phase, such as the incorporation of permanent bat roosting feature(s), habitat piles, hedgehog access and nesting opportunities for birds.  The scheme shall include the following details: 
1.	Description, design or specification of the type of features or measures to be undertaken. 
2.	Materials and construction to ensure long lifespan of the feature/measure 
3.	A drawing(s) showing the location and where appropriate the elevation of the features or measures to be installed or undertaken. 
4.	Management and maintenance responsibilities
5.	A timescale for implementation
Thereafter the approved scheme shall be implemented in full and managed in accordance with the approved details for that phase. 
Reason: In the interests of biodiversity and in accordance with Local Plan Policy
POLL1 Pollution Control and Protection and BIO1 Biodiversity and Geodiversity

77. Each reserved matters application shall be accompanied by a detailed landscape scheme for strategic landscaping for that phase.  The scheme shall be based on approved plan P11754-00-001-GIL-001REV 10 and shall contain the following:
1.	full details of both hard and soft landscaping works for strategic landscaping areas shown on approved plan P11754-00-001-GIL-001 REV 10 for that phase
2.	details of the species, planting specification, numbers, positions and planted heights of proposed trees and shrubs. 
3.	details of the position and condition of any existing trees and hedgerows to be retained
4.	details and a location plan for any ecological enhancements not included in the HMMP
5.	Fencing to public rights of way including location, material, design, colour, height
6.	Specification and detailed plans for hard landscaping including routes, public open spaces and informal play spaces
7.	Boundary treatments comprising location, material, design, colour, height 
8.	Management and maintenance responsibilities and
9.	A timetable for implementation
Thereafter the agreed strategic landscaping scheme shall be carried out in accordance with the approved details and timescales for that phase.
Reason: To ensure a high proportion of large growing native species are planted
to ensure maximum longevity and amenity and environmental benefit and in the
interests of the visual amenities of the locality and in accordance with Local Plan
Policy D1 High Quality Design and Place Making, Local Plan Policy BIO1 Biodiversity and Geodiversity and D1 Design.

78. Each reserved matters application shall be accompanied by a strategic landscape management plan for that phase, including long term design objectives, for a minimum of 30 years, management responsibilities and maintenance schedules for all strategic landscaped areas as approved by condition 77 above. The strategic landscape management scheme for that phase shall include but not be limited to proposals for the following:
1.	management responsibilities and maintenance schedules for all the strategic landscape areas. 
2.	maintenance of the ecological enhancement areas where not covered in condition 80 below, 
3.	management responsibilities and maintenance schedules for all hard landscaping (excluding items in condition 79 below)
4.	management and maintenance responsibilities of boundary treatments (excluding on-plot boundary treatment), 
5.	Reports to demonstrate if long term design objectives are being met and measures to ensure that any failure to achieve the objectives are implemented to agreed timescales
6.	A timetable for implementation
The measures in the approved strategic landscape management and maintenance plan shall thereafter be carried out in accordance with the approved plan and timescales for that phase.
Reason: To ensure a high proportion of large growing native species are planted
to ensure maximum longevity and amenity and environmental benefit and in the
interests of the visual amenities of the locality and in accordance with Local Plan
D1 High Quality Design and Place Making, Local Plan Policy BIO1 Biodiversity and Geodiversity and D1 Design.

79. Each reserved matters application (including non-residential phases shall be accompanied by a scheme comprising details of non-strategic hard and soft landscaping works, including out-of-plot planting and in-plot planting (for non-residential use only) .  The scheme shall include: 
1.	full details of both hard and soft landscaping works comprising details of the species, planting specification, numbers, positions and planted heights of proposed trees and shrubs. 
2.	details of the position and condition of any existing trees and hedgerows to be retained
3.	details and a location plan for any ecological enhancements not included in the HMMP 
4.	Specification and detailed plans for hard landscaping not included in condition 79 above)
5.	Specification for play spaces and play equipment
6.	Management and maintenance responsibilities
7.	Reports to demonstrate if long term design objectives are being met and measures to ensure that any failure to achieve the objectives are implemented to agreed timescales
8.	A timetable for implementation
Thereafter the agreed non-strategic landscaping shall be carried out in accordance with the approved details and timescales for that phase.
Reason: In the interests of the visual amenities of the locality and in accordance with Local Plan Policy BIO1 Biodiversity and Geodiversity and D1 Design.

80. A Noise Impact Assessment shall be submitted with each Reserved Matters application which includes residential development. The Noise Impact Assessment shall include details of mitigation measures to be implemented to ensure the following sound levels are achieved within all dwellings:
1.	bedrooms shall achieve a 16-hour LAeq (07:00 to 23:00) of 35dB(A), and an 8-hour LAeq (23:00 to 07:00) of 30dB(A), with individual noise events not exceeding 45dB LAFmax more than 10 times (23:00 to 07:00 hours)
2.	living rooms shall achieve a 16-hour LAeq (07:00 to 23:00) of 35dB(A)
3.	dining rooms shall achieve a 16-hour LAeq (07:00 to 23:00) of 40dB(A)
The Noise Impact Assessment shall also include details of a scheme for protecting external amenity areas from external noise and ensuring that the lowest practicable sound levels in external amenity areas are achieved. 
Thereafter the development of that phase shall be carried out in accordance with the approved details and retained for the lifetime of the development.
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1.

81. A Noise Impact Assessment shall be submitted with any Reserved Matters application for Phase C1 including the school development, which assesses the impact of noise from school/ (including playground/ playing fields) and/or commercial/community use buildings on residential properties.  The Noise Impact Assessment shall include details of any mitigation measures required to ensure the operational noise levels do not have an adverse impact on the health and quality of life of people living or working in the area. Thereafter the development for that phase shall be carried out in accordance with the approved details and retained for the lifetime of the development.
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1.
	
82. A Noise Impact Assessment shall be submitted with the Reserved Matters application for the school development, which assesses the impact of noise from the link road on the school.  The Noise Impact Assessment shall include details of any mitigation measures required to ensure that the requirements of Building Bulletin 93: Acoustic Design of Schools – Performance Standards 2014 (or as amended or superseded at the time of reserved matters permission) are met. Thereafter the development shall be carried out in accordance with the approved details and approved for the lifetime of the development.
Reason: In the interests of highway safety, residential amenity and visual amenity,
in accordance with Local Plan Policies D1, Local Plan policies T4 and Poll 1.

83. Each reserved matters application shall be accompanied by a scheme for lighting for that phase. The details shall be provided by a suitably qualified ecologist and clearly demonstrate that lighting will not adversely impact wildlife using key corridors, foraging and commuting features and roosting sites or impact upon residential amenity. The details shall include, but are not limited to, the following:
1.	A drawing showing sensitive areas, dark corridors and buffer areas.
2.	Technical description, design or specification of external lighting to be installed including shields, cowls or blinds where appropriate.
3.	A description of the luminosity of lights and their light colour.
4.	A drawing(s) showing the location and where appropriate the elevation and height of the light fixings.
5.	Methods to control lighting control (e.g. timer operation, Passive Infrared Sensors (PIR)); and
6.	Lighting contour plans, both horizontal and vertical where appropriate, taking into account hard and soft landscaping.
7.	Measures to minimise long distance glare
8.	Timetable for implementation
Thereafter the approved scheme shall be implemented in full for that phase and retained for the lifetime of the development.
Reason: In the interests of the amenities of local residents and in accordance with
Local Plan Policies GD1 General Development Policy and POLL1 Pollution Control
and Protection and for the protection of biodiversity in accordance with Local Plan Policy BIO1.

84. A Light Impact Assessment shall be submitted with each Reserved Matters application for Phase C1 including the school development, which assesses the impact of outdoor lighting from the school (including from sports facilities) and other buildings on residential properties.  The Light Impact Assessment shall include details of any mitigation measures required to ensure operational light levels do not have an adverse impact on the health and quality of life of people living or working in the area. Thereafter the agreed mitigation measures shall be implemented in full prior to the first use of the school and shall be retained for the lifetime of the development.
Reason: In the interests of the amenities of local residents and in accordance with
Local Plan Policies GD1 General Development Policy and POLL1 Pollution Control
and Protection and for the protection of biodiversity in accordance with Local Plan Policy BIO1.

85. Each reserved matters application shall be accompanied by a scheme for the provision of street furniture (for non-adopted ways routes and spaces) and public art for that phase shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall the following:
1.	Street furniture in built areas
2.	Street furniture in landscape spaces
3.	Way finding signs and links to the Trans Pennine trail and other footpaths and locations
4.	Public art as entrance features 
5.	Location, type, design, materials, colour palette, size, for each of the above 
6.	Management and maintenance responsibilities
7.	Timetable for implementation
Thereafter the approved scheme for street furniture and public art shall be implemented in full in accordance with the approved timetable for that phase and retained for the lifetime of the development. 
Reason: In the interests of the visual amenities of the locality and in accordance
with Local Plan Policy BIO1 Biodiversity and Geodiversity and D1 Design

86. Upon commencement of construction of each reserved matters phase, a landscape management plan, including long term design objectives, for a minimum of 30 years, management responsibilities and maintenance schedules for all non- strategic landscaped areas set out on approved plan P11754-00-001-GIL-001 REV 10 hereby approved, shall be submitted to and approved by the Local Planning Authority. The scheme shall include but not be limited to proposals for the following:
1.	management responsibilities and maintenance schedules for all the strategic landscape areas. 
2.	maintenance of the ecological enhancement areas where not covered in condition HMMP
3.	management responsibilities and maintenance schedules for all hard and soft landscaping
4.	management and maintenance of boundary treatments  
The measures in the approved long term landscape management and maintenance plan shall thereafter be carried out in accordance with the approved plan and timetable.
Reason: In the interests of the visual amenities of the locality and in accordance with Local Plan Policy MU1, BIO1 Biodiversity and Geodiversity and D1 Design

87. Each reserved matters application shall be accompanied by a public right of way and non-adoptable ways and spaces specification and maintenance scheme for that phase which shall be submitted to the Local Authority for approval in writing. The scheme shall include the following:
1.	constructional details of each route type 
2.	location plan of each route 
3.	future status and future maintenance plans of existing and proposed footways and footpaths / cycleways / bridleways, carriageways
4.	Maintenance and management plans of landscaped areas and play spaces which are not put forward for adoption by the Local Authority.
5.	Timetable for implementation
Once agreed, the development shall thereafter, be constructed and maintained in accordance with the approved details and timetable.
Reason: In the interests of the visual amenities of the locality and in accordance
with Local Plan Policy BIO1 Biodiversity and Geodiversity and D1 Design and GI2

88. Prior to occupation of each non-residential building, an energy performance certificate shall be provided to the Local Planning Authority demonstrating that the required standard of BREEAM 'very good' or equivalent has been achieved and the measures provided to achieve the standard shall be retained as operational thereafter.
Reason: To enable delivery of efficient and sustainable design and construction in
accordance with Local Plan Policy CC2.

89. Within six months of first occupation of the development of each phase, a detailed travel plan for that phase shall be submitted to and approved in writing by the Local Planning Authority. The Travel Plan shall be based on the approved addendum Framework Travel Plan (approved under condition 30 of this permission) and include details of specific measures / initiatives, targets, timescales and budgets to encourage sustainable travel for that phase and allow for regular monitoring and reporting to be undertaken. The plan shall be fully implemented in accordance with the approved details and timescales thereafter.
Reason: To support sustainable transport objectives in accordance with Local
Plan Policy T3.




INFORMATIVES

1. Mining Remediation Authority - Under the Coal Industry Act 1994 any intrusive activities, including initial site investigation boreholes, and/or any subsequent treatment of coal mine workings/coal mine entries for ground stability purposes require the prior written permission of The Coal Authority, since such activities can have serious public health and safety implications. Failure to obtain permission to enter or disturb our property will result in the potential for court action. In the event that you are proposing to undertake such work in the Forest of Dean local authority area our permission may not be required; it is recommended that you check with us prior to commencing any works. Application forms for Coal Authority permission and further guidance can be obtained from The Coal Authority’s website at:www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-property. 

2. Mining Remediation Authority - Shallow coal seams: In areas where shallow coal seams are present caution should be taken when carrying out any on site burning or heat focused activities.

3. Drainage - If the developer is to make discharge flows to the existing watercourse, he must gain the written agreement of the Land Drainage Authority to discharge flows at an agreed rate – highwaydrainage@barnsley.gov.uk 

4. Drainage - If the developer is to carry out works within or in the proximity of any watercourse, he must gain the relevant permissions from the Lead Local Flood Authority –highwaydrainage@barnsley.gov.uk 

5. National Highways -  Our comments on the submitted Travel Plans are: National Highways should be sent the TPC details; The TPC(s) should be in place for five years post final occupation. Further, we would expect the lifespan of the TPs to be five years from final occupation, if occupation is phased; National Highways should be consulted on any changes to the TPs; A higher response rate should be targeted for the annual travel surveys; and National Highways should be consulted on the Travel Plan Monitoring Reports. 

6. National Highways  -  The applicant is advised to contact National Highways prior to appointing a Geotechnical Advisor to enable National Highways to agree their professional qualifications meet the requirements of CD622 and we can pass on any geotechnical asset information that may relevant to the assessment.

7. National Highways -  The CTMP shall include but not be limited to the following: Details of construction timescales, start / finish times, and associated periods of traffic movements to the site. This should also provide evidence as to how such movements will be managed to minimise movement via the SRN during peak hours. Details of construction traffic volumes and routeing to the site. Measures to ensure that vehicles leaving the site do not deposit mud or other detritus on the strategic and local highway network. Details of any abnormal load vehicles and arrangements for agreeing abnormal loads with National Highways in advance of these occurring. 

8. Public Rights of Way - The proposed development will require the diversion of one or more public rights of way. Any changes to public rights of way are subject to a separate legal process and public consultations, which must be confirmed before any works take place. Planning permission does not grant permission to build over public rights of way unless this legal process has been satisfied. The Council’s Public Rights of Way department should be contacted to discuss the proposals, and an application should be submitted as early as possible to minimise the risk of delays to development. For more information contact publicrightsofway@barnsley.gov.uk.

9. South Yorkshire Police - The ’Secured by Design Commercial Developments’ document offers details for the Minimum acceptable level of security for Commercial, industrial and warehouse units and also offers relevant guidance for premises that may attract higher security risks. other information can be found at: www.securedbydesign.com

10. Yorkshire Water - If the developer is looking to have new sewers included in a sewer adoption agreement with Yorkshire Water (under Section 104 of the Water Industry Act 1991), he should contact our Developer Services Team (telephone 03451 208 482, email: technical.sewerage@yorkshirewater.co.uk) at the earliest opportunity. Sewers intended for adoption should be designed and constructed in accordance with the WRc publication 'Codes for Adoption - a design and construction guide for developers' as supplemented by Yorkshire Water's requirements.

11. Highways - The development hereby approved may include the carrying out of work on or abutting the adopted highway. You are advised that before undertaking this work you must enter into a highway agreement with the Council under S278 of the Highways Act, 1980, specifying the extent of works, the works, and the terms and conditions under which these are carried out. Fees are payable for the drafting of the agreement, approval of the highway details and inspection of the works. For more information or to apply, please contact Highways Development Control at email HighwaysDC@barnsley.gov.uk or call to 01226 773555.

12. Highways - Road Licences - You are advised that the development hereby permitted may require you to dig up a road, pavement, or grass verge to install or replace service apparatus (gas pipes, electricity cables, sewers), or to place any equipment, materials in , on, above or abutting a highway requires you to have a licence. Further details are available on the BMBC website
at: https://www.barnsley.gov.uk/services/roads-travel-and-parking/road-licences/ or by contacting Streetworks@barnsley.gov.uk
 
13. Public Right of Way - The development abuts / incorporates a Public Right of Way, Footpath /Bridleway / BOAT. You are advised that before undertaking any work you must contact the PROW team to discuss requirements, including the need for any Temporary Traffic Regulation Order to close or divert the PROW for the duration or part of the works on grounds of public safety. For more information, please call on 01226 773555
 
14. Street lighting design and installation is undertaken by the Local Highway Authority. There is a fee payable for this service and the applicant should make contact with the authorities Street Lighting Team, Tel 01226 770770. Email. Streetlightingdesign@barnsley.gov.uk as soon as possible.
 
15. A Traffic Regulation Order (TRO) may be necessary. You must submit a plan to a scale of 1:1250 of the indicative scheme, along with timescales for the commencement and completion of the development hereby approved. Please be aware that the process is statutory and involves public advertisement of the proposals and the resolution of objections. The outcome of the process cannot be guaranteed. Time based fees are payable for the administrative process, including legal costs, and are separate from the costs of lining, signing and resurfacing required by the TRO. You should expect a minimum of twelve months to elapse between the LHA's Traffic team confirming that it has all the information necessary to enable it to proceed and the TRO is advertised. You will not be permitted to implement the TRO measures until the TRO has been sealed. For more information and arrangements contact Traffic by emailing Traffic@barnsley.gov.uk NB: The cost of implementing any lining, signing or resurfacing required by the TRO is separate to the TRO fees, which solely cover the administration required to prepare, consult, amend and seal the TRO.
 
16. Fees associated with the required condition survey together with any necessary remedial works and any relevant S278 agreement are to be borne by the developer. The applicant should make contact with Highways Development Control, Tel. 01226 772033/772170. Email. HighwaysDC@barnsley.gov.uk for further information prior to commencement
 
17. Any highways structures will require technical approval in accordance with the approval procedure based on DMRB CG300 – Technical Approval of Highways Structures. If an AIP is required, the developer will be responsible for preparing and submitting the AIP, with the technical approving body being the Highway Authority. The completed design, including proprietary designs, cannot be implemented until Highway Authority is in receipt of certified confirmation that the implementation documents are accurate and fully in compliance with the requirements of the AIP. Designs that do not require an AIP (typically category 0 but not limited to) will also need to be submitted to Highway Authority for review in accordance with DMRB CG300
 
18. The Yorkshire Common Permit Scheme applies to all streets in Barnsley and is designed to minimise any delay, disruption and inconvenience to road users caused by roadworks. Anyone carrying out works in a street must apply for a permit. Agreement under the Yorkshire Common Permit Scheme’s provisions must be granted before any works can take place. There is a fee involved for the coordination, noticing and agreement of the works. Details relating to the scheme, fess and payment methods are available via www.barnsley.gov.uk/services/roads-travel-and-parking/roadworks-and-road-maintenance/yorkshire-common-permit-scheme/
 
19. The contractor shall ensure that no vehicle leaving the development hereby permitted enter the public highway unless its wheels and chassis are clean. It should be noted that to deposit mud and debris on the public highway is an offence under provisions of the Highways Act 1980.
 


The above objections, consideration and resulting recommendation have had regard to Article 8 and Article 1 of the First Protocol of the European Convention for Human Rights Act 1998. The recommendation will not interfere with the applicant’s and/or objector’s right to respect for his private and family life, his home and his correspondence.
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Application 1 - Residential Hybrid Area: 75.24 ha:
Full: Link Road 3.09 ha
Full: Location of Strategic Green Infrastructure 22.71ha
(inc. Drainage Infrastructure)

Full: Phase 1(a) Residential (216 dwellings) 8.80 ha
Outline: Future Phases of Residential (1,344 dwellings) 38.00 ha
Outline: Primary School, Small Shops and Community Facilities | 2.62 ha
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