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1.  SITE AND PROPOSAL 

1.1 This Statement of Common Ground (SoCG) has been prepared jointly by Mr Steven Warsop (“the appellant”) and the local planning authority (LPA) in respect of an appeal (PINS Ref: APP/R4408/W/24/3347461) against the refusal of a full planning application) LPA Ref: 2023/0880) at Land to the rear of Greenland Cottage, High Hoyland Lane, High Hoyland, Barnsley (“the appeal site”).  

1.2 The application comprises: 

“1 no. self-build residential dwelling and associated works”





2 MATTERS NOT IN DISPUTE 

Application Site

2.1 The full planning application (“the Application”) Ref. 2023/0880, dated 26 October 2023, was refused by notice dated 29 February 2024.

2.2 The notice references 4 no. Reasons for Refusal (RfR), as follows. A copy of the application decision notice is provided in Appendix 1.

1) The site lies within the Green Belt as defined on the approved Barnsley Local Plan Policies map wherein Local Plan Policy GB1 reflects national policy guidance and restricts new development other than in a closed list of exceptions or where very special circumstances are demonstrated. The proposed new dwelling is not infilling in a village in the Green Belt and is considered to constitute inappropriate development contrary to policy and harmful to the Green Belt as set out in NPPF at paragraphs 152 and 153. Furthermore, the application has not demonstrated very special circumstances that would clearly outweigh both the harm to the Green Belt by inappropriateness and the other harms resulting from the proposal.
2) The design of the proposed three storey dwelling lacks detailing to reduce the impact of the height and mass of the building and results in a design which has a height, massing and vertical emphasis which would be incongruent in the street scene which is characterised by one and two storey houses. In addition, the proposed integral double garage is over dominant of the front elevation, results in an unsatisfactory appearance of the proposed dwelling and is contrary to the guidance in the SPD Design of Housing Development. Overall, the design is considered to result in a dwelling which would have an unacceptable appearance in the street scene, contrary to Local Plan Policy D1 and the SPD Design of Housing Development.
3) The proposed development is not located in a sustainable location, with access to local facilities, services, shopping and work almost certainly to be by private car for any occupiers. This is not in accordance with the sustainable transport objectives of Local Plan Policy T3 or the NPPF to promote walking, cycling and public transport use.
4) The application is not supported by appropriate evidence to demonstrate that the proposal will not have an adverse impact on protected species on and in the vicinity of the application site and accordingly is in conflict with Local Plan Policy BIO1 and the SPD Biodiversity and Geodiversity.
2.3 It agreed that information submitted to the LPA in June 2024 specifically relating to protected species means that in relation to RfR4 the Council is satisfied that this reason has been addressed. The Appellant will look to engage further with the LPA once the Appeal has been validated and registered.

2.4 It is agreed that there no other RfR will be presented to the Inspector.

2.5 The Council will raise the issues of trees on the site. It is agreed that no comments were received from the Forestry Officer prior to the application being determined. It is agreed that the Foresty Officers confirmed he undertook a “steady drive past” on 25 June 2024. (approx. 4 months after the decision was issued). It is the Council’s position that the Forestry Officer has undertaken site visits in relation to the appellants previous applications on the site in 2108 and 2020

2.6 The Council will also raise a number of technical matters which would require the imposition of conditions in the event that planning permission were to be granted.

Location and Site Description

2.7 Locational details and a detailed description of the Appeal Site is provided at Chapter 2 of the Planning Case Report (PCR) (see Paragraphs 2.1, 2.2 and 2.4) (The Council will make the case that this is not an infill site within the village and therefore cannot agree paragraph 2.3). It is agreed that paragraph 2.3 states: -

“The site is “infill” in nature on account of it being sandwiched between the private residential curtilage areas associated with The Mount to the east; The Greenland Cottage to the west; and The Perch and Hoyland Hill Cottage which are located to the north. The site has an existing access onto High Hoyland Lane located on the site’s southern boundary”

Planning History

2.8 The most relevant planning history on and immediately adjacent to the site is set out at Chapter 3 (see Paragraph 3.1) of the PCR. The Council will raise the planning history on a site close to the appeal site which is relevant to the appeal.

Proposed Development

2.9 A detailed description of the proposed development and the design evolution is set out at Chapter 4 (see Paragraphs 4.1 to 4.21) of the Planning Case Report and is agreed with the exception of paragraphs 4.4, 4.6, 4.10, 4.11. 

Design Comments

2.10 It is agreed the design comments were only received on 28 February 2024. It is agreed that the Appellant was not given an opportunity to revise the plans or rebut the Councils position. It is agreed that application was determined a day later on the 29 February 2024. It is agreed the Council made no attempt to discuss matters of design with the Appellant. An extension of time had originally been agreed until the 29 February 2024. 

Planning Policy

2.11 The whole purpose and intention of the planning system is to enable the development of appropriate sites which are sustainable as defined by the National Planning Policy Framework (“the Framework”) (2021) and in particular as set out at Paragraph 8.

2.12 The duty in Section 38(6) of The Planning and Compulsory Purchase Act 2004 enshrines in statute the primacy of the Development Plan.

2.13 Planning decisions should be made in accordance with the development plan unless material considerations indicate otherwise and the NPPF does not change the statutory status of the development plan as the starting point for decision making. Barnsley’s statutory development plan consists of the adopted Local Plan, a Joint Waste plan and four Neighbourhood Plans. The Joint Waste Plan is silent on the appeal proposal and the Neighbourhood Plans do not cover the area of the appeal site. The Local Plan was adopted in January 2019. A Local Plan review was approved at the full Council meeting held 24 November 2022. The review determined that the Local Plan remains fit for purpose and is adequately delivering its objectives. The next review is due to take place in 2027 or earlier if circumstances require it. The Local Plan is supported by a series of Supplementary Planning documents which provide more detail to adopted policies and are a material consideration in the decision-making process. 

2.14 The following LP policies are referred to in the 4 no. RfR: -

· Policy GB1 – Protection of Greenbelt;
· Policy D1 - High Quality Design and Place Making;
· Policy T3 – New Development and Sustainable Travel; and,
· Policy BI01 - Biodiversity and Geodiversity 
2.15 Local plan policies relevant to the suggested conditions include:

· SD1 - Presumption in favour of sustainable development
· GD1 - General Development
· H4 - Residential development on small non allocated sites
· T4 - New Development and Transport Safety
· CC1 - Climate Change
· CC2 - Sustainable Design and Construction
· CC4 - Sustainable Urban Drainage Systems
· RE1 - Low Carbon and Renewable Energy
· CL1 - Contaminated and Unstable Land
· Poll1 - Pollution Control and Protection



2.16 National Policy Guidance is provided by the National Planning Policy Framework (“the Framework”). National policy is a factor that is required, as a matter of law, to be taken into account. It is recognised that the LP was adopted having regard for the provisions of the Framework. So that sustainable development is pursued in a positive way, at the heart of the Framework is a presumption in favour of sustainable development. Paragraph 11 of the Framework identifies how this presumption is to be applied in making decisions on individual applications. The Framework is clearly a significant material consideration.

2.17 The following Framework paragraphs are directly referred to in the 4 no. RfR: -

· Paragraph 152 - Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. 
· Paragraph 153 - When considering any planning application, local planning authorities should ensure that substantial weight is given to any harm to the Green Belt. ‘Very special circumstances will not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm resulting from the proposal, is clearly outweighed by other considerations.
2.18 The Planning Practice Guidance (PPG) provide more detailed guidance on a range of matters relevant to this proposal.

Supplementary Planning Documents

2.19 The following supplementary planning documents (SPD) are referred to in RfR2 and RfR4 and relevant to the tree issue respectively: -

· Design of Housing Development (July 2023); and,
· Biodiversity and Geodiversity (May 2019).
· Trees and Hedgerows May 2019
2.20 It is agreed that the Trees and Hedgerows SPD is not referred to in any the RfR

Green Belt

2.21 Both parties agree the appeal site shall be regarded as Green Belt for the purpose of this appeal. 

Self and Custom Build Housing 

2.22 It is agreed by both parties that the Appellant seeks approval for a self-build residential dwelling.

High Hoyland

2.23 It is agreed that High Hoyland is identified as a village in the LP. It is also agreed the LP Policies Map shows settlement boundaries for Urban Barnsley and the Principal Towns, which illustrate their geographical areas as 'places'. These are not intended to be interpreted as defining development limits as in some cases there are areas of Green Belt between localities. For villages the extent of the settlement will be a matter of interpretation on a case by case basis.









3 MATTERS IN DISPUTE

3.1 It is agreed that the following matters are disputed: -

· whether or not the erection of 1 no. self-build residential dwelling constitutes limited infill in a village in the green belt;
· whether or not the design would have an unacceptable appearance in the street scene; and,
· whether or not the development is in a sustainable location. 


· 


4 DRAFT CONDITONS AND TERMS OF SECTION 106 OBLIGATIONS

4.1 It is agreed that no formal discussions have taken place between the Appellant and the Council re. draft conditions. The Council will submit a list of suggested conditions, for consideration in the event that the appeal is allowed, with the Council’s written statement and copied to the agent.






5 AGREED LIST OF PLANS AND REPORTS 
List of Plans 

5.1 It is agreed that the plans and documents listed at comprise the latest iteration of the plans and documents on which the Council made their decision: -
  
· Planning Case Report (including Appendices 1 to 20);
· Coal Mining Stability Report;
· Existing Site Plan (2023/01/01);
· Legal Note – Walton and Co;
· Location Plan;
· Revised Preliminary Ecological Appraisal;
· Proposed Dwelling Details (2023/01/03);
· Proposed Site Plan with Landscaping (2023/01/02);
· Proposed Site Plan and Section (2023/01/02);
· Tree Survey and Impact Assessment;
· Confirmation of Self Build Intention;
· Letter to Barnsley Metropolitan Borough Council (February 2024); and,
· Electronic Correspondence with the Council (February 2024).









6.	SIGNATURES

On behalf of Mr Steven Warsop

Printed Name:	Richard Mowat on behalf of Mr Steven Warsop
Position			Director - Johnson Mowat
Date:		07/08/2024	 

On behalf of Barnsley Council

Printed Name: Helen Willows	
Position: Planning Officer, Barnsley Metropolitan Council 
Date: 07/08/2024
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