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To: 
Development Management


From: 
Planning Policy
Name: Keiron Dunn  



Name:
Helen Willows
Proposal: 2016/90 Proposed retail unit of 1447 gross external area

      2016/91 Proposed A1, A2, A3, A4 or A5 unit of 254 gross external area
Planning application no: 2016/90 and 2016/91
Site: Land north of Barnsley Road, Goldthorpe
Key National Planning Policy

National Planning Policy Framework (NPPF)
Key Core Strategy Policies

CSP1 Climate Change

CSP2 Sustainable Construction

CSP3 Sustainable Drainage Systems

CSP4 Flood Risk

CSP8 Location of Growth

CSP25 New Development & Sustainable Travel
CSP26 Development & Highway Improvement
CSP29 Design

CSP31 Town Centres

CSP32 Small Local Shops

Saved Unitary Development Plan Policies
Designations: 
Hotel allocation
Key policies:
S3 Retail development outside defined centres
S5 Retail development outside defined centres
Comments 
Whilst the site in question is shown on the UDP as a hotel allocation this policy is considered to be out of date, as reflected by the wider historic mixed use permission and extant residential planning permission which includes the application sites.
Retail policy
The NPPF is clear that sequential approach required for all main town centre uses that are not in an existing centre and not in accordance with and up to date Local Plan.  The proposals, either separately or cumulatively do not exceed the 2,500sqm NPPF threshold for the requirement for an impact assessment.  Therefore no impact assessment is required.  

With reference to planning application 2016/90 it is indicated that a location suitable for bulky and non-bulky goods is required, with a demised car park adjacent.  A sequential assessment has been submitted in support of the application based on 5 minute drive time isochrones.  The assessment considers and rejects a range of sites as not available and/or suitable.  This includes reference to the site of the existing Goldthorpe Primary School which is deemed too small and not available in a sufficient time frame.  However, it is not clear that the sequential assessment submitted relates to the unit size included within the current planning application as the reference to the size of the site appear to refer to previous larger retail proposal.  It is also our understanding that the existing Goldthorpe Primary School site will be cleared and available by Sept 2016.  We therefore consider that the site of the existing Goldthorpe Primary school viable and available in a reasonably short timescale.

With reference to planning application 2016/91 no details or sequential assessment have been provided.  Whilst the unit size could fall within category of small local shops (see CSP32) that need must reasonably be met by the Aldi adjacent, and proposal includes use classes A1, A2, A3, A4 and A5. 
Conclusion
The proposals are contrary to policy.  
The provision of approximately 60 jobs does not outweigh the policy objection to the two applications for retail development of this site given that there is a sequentially preferable site in Goldthorpe for the larger retail unit and no sequential assessment has been provided for the smaller retail unit. 
The decision to grant planning permission for the Aldi adjacent to the application sites does not render the application sites a ‘sequentially preferable location’ as the application suggests. Nor does the submission of a retail impact assessment, which appears to demonstrate that there would be no significant adverse impact from the proposed developments, overcome the objection arising from the existence of a sequentially preferable site (for the larger store) and the absence of a sequential assessment (for the smaller store).
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