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Application 19/03058/FULM

Number:

Application Planning FULL Major

Type:

Proposal Erection of 41 affordable dwellings; formation of a new access road off

Description: Broadwater Drive; extension of the existing highway off Broadlands
Close; associated parking and visitor parking; construction of a dual
(foul and surface water) pumping station, new boundary treatments;
external works; tree removals and replacements; and landscaping
proposals including new path through linked area (“the linked area”)
and connecting to playing fields.

At: Land Off Broadwater Drive And Broadlands Close, Dunscroft

| For: | Mr Martin Phillips - Ongo Developments

Hatfield Parish Council
Third Party Reps: | 12 representations Parish:
in opposition.

Ward: Hatfield

| Author of Report: | Dave Richards

SUMMARY

RECOMMENDATION: Grant planning permission subject to a Section 106
Agreement

The scheme will deliver much needed affordable housing for the Borough. The site is
located within a Priority Residential Area for housing in the Unitary Development Plan and
lies within an area that is marked for significant housing growth in the Core Strategy. The
site is in a sustainable location and makes efficient use of vacant land, however the site
has also been identified as informal open space in the Green Space Audit and the loss of
a section of this informal space will result in an additional loss in biodiversity value to the
site. The scheme has been designed to ensure that a suitable mix of affordable housing
can be provided whilst protecting opportunities for landscaping and providing better and
safer connectivity through the site. Whilst it is accepted that the internal dimensions to
most of the properties are slightly less than the nationally prescribed standards, the
properties overall enjoy decent standards of amenity. The proposal ensures that there is
no demonstrable loss of amenity to surrounding residential properties through overlooking
or overshadowing and has been designed to meet all other technical requirements to
ensure that highway requirements are met and the properties are safe from flooding whilst
not increasing flood risk elsewhere. In summary, the provision of 41 affordable homes
would significantly and demonstrably outweigh its adverse impacts.
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Figure. 1 - General arrangement.

Reason for Report

This application is before Planning Committee due to the application site being
owned by Doncaster Council and due to the number of representations received.

Proposal

This application seeks full planning permission for a residential development
consisting of 41 affordable dwellings and associated infrastructure on a site which

is owned by Doncaster Council.

As part of the ongoing Affordable Housing Programme, this site has been difficult to
develop effectively with Housing Associations in the past. However, Ongo Homes
have approached the Council directly with interest in the site leading to the current

application.
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The application includes various plans and supporting documents including:

Design and Access Statement

Flood Risk Assessment

Ecology Reports

Tree Survey

Drainage Assessment

Pre-Community Engagement Statement
Planning Statement with Sequential and Exceptions Test
Archaeological Investigation Report
Proposed Elevations

Proposed Floor Plans

Site Plans

Streetscenes and Boundary Treatments
Landscape Master Plans

The proposal is for the provision of 100 percent affordable housing. There are two
distinct areas of the proposed residential development described as Site A and Site
B (see general arrangement in figure 1). The two sites are connected by a
landscaped area.

Site Description

The site is located in Dunscroft, off Broadwater Drive, in an established residential
area. The land is approximately 450m in length and is bound by Broadlands Close
and Bretton Close to the east, Broadwater Drive to the south and Broadway to the
west. The land levels to the site generally slope gently down from the north to the
south and is currently unused and grassed over with bushes, scrub and evidence of

fly tipping.

The site is well connected to the wider area through a network of established roads
and footpaths and is well served by nearby local transport links on Broadway to the
west of the site.

Relevant Planning History

There is no relevant planning history for the site and has mainly been used as
informal open space for years.

Site Allocation

The land is included within a Priority Residential Area according to the UDP. The
identification of these areas has been undertaken by locating areas where
particularly bad conditions of Council housing stock and degraded or poor
environment co-exist. The UDP states that there should be a commitment to
establishing higher environmental and housing standards on a priority basis.

National Planning Policy Framework (NPPF) (2019)

The National Planning Policy Framework 2019 (NPPF) sets out the Government’s
planning policies for England and how these are expected to be applied. Planning
permission must be determined in accordance with the development plan unless
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material considerations indicate otherwise. The NPPF is a material consideration
in planning decisions and the relevant sections are outlined below:

Paragraphs 7 — 11 establish that all decisions should be based on the principles of
a presumption in favour of sustainable development.

Paragraph 48 of the NPPF states that local planning authorities may give weight to
relevant policies in emerging plans according to:

a) the stage of preparation of the emerging plan (the more advanced its
preparation, the greater the weight that may be given);

b) the extent to which there are unresolved objections to relevant policies
(the less significant the unresolved objections, the greater the weight that
may be given); and

c) the degree of consistency of the relevant policies in the emerging plan to
this Framework (the closer the policies in the emerging plan to the policies in
the Framework, the greater the weight that may be given).

Paragraph 59 states the Government’s objective is to significantly boost the supply
of homes, including providing sufficient land where it is needed and that the needs
of groups with specific housing requirements are addressed and that land with
permission is developed without unnecessary delay.

Paragraphs 91 — 93 state that planning decisions should aim to achieve healthy,
inclusive and safe places which, amongst other things, promote street layouts
which enhance connectivity, are safe and accessible and support healthy lifestyles.
Planning policies and decisions should consider the social, economic and
environmental benefits of estate regeneration and local planning authorities should
use their planning powers to help deliver estate regeneration to a high standard.

Paragraph 109 states that development should only be prevented or refused on
highways grounds if there would be an unacceptable impact on highway safety, or
if the residual cumulative impacts on the road network would be severe.

Paragraph 118 states that give substantial weight should be given to the value of
using suitable brownfield land within settlements for homes and other identified
needs, and support appropriate opportunities to remediate despoiled, degraded,
derelict, contaminated or unstable land. Planning decisions should promote and
support the development of under-utilised land and buildings, especially if this
would help to meet identified needs for housing where land supply is constrained
and available sites could be used more effectively.

Paragraph 127 states that planning policies and decisions should ensure that
development will function well and add to the overall quality of the area, not just for
the short term but over the lifetime of the development. This includes establishing
a strong sense of place which is sympathetic to local character and which optimises
the potential of the site to accommodate and sustain an appropriate amount and
mix of development.

Paragraph 130 recognises that permission should be refused for development of
poor design that fails to take the opportunities available for improving the character
and quality of an area and the way it functions.
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Paragraph 155 states that inappropriate development in areas at risk of flooding
should be avoided by directing development away from areas at highest risk
(whether existing or future). Where development is necessary in such areas, the
development should be made safe for its lifetime without increasing flood risk
elsewhere.

Paragraph 180 recognises that decisions should 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.

Doncaster Core Strateqy (2012)

Policy CS1 states that as a means of securing and improving economic prosperity,
enhancing the quality of place and the quality of life in Doncaster, proposals will be
supported that contribute to the Core Strategy objectives and which in particular
provide opportunities for people to get jobs and protect local amenity and are well
designed.

Policy CS2 identifies Dunscroft as a Potential Growth Area, where significant
housing growth could be sustainably accommodated which provide opportunities
for major new infrastructure provision and job creation.

Policy CS4 seeks to direct development to areas of lowest flood risk and ensure
that mitigation measures are in place to ensure that developments do not flood.
Developments within flood risk areas will be supported where they pass the
Sequential and/or Exceptions Test.

Policy CS10 sets out the phasing of housing for the period of the plan. Existing
housing allocations can be built from 2011 onwards, except where flood risk or
other delivery issues cannot be resolved.

Policy CS12 states that new housing developments will be required to include a mix
of house size, type, price and tenure to address identified needs and market
demand and to support communities.

Policy CS14 relates to design and sustainable construction and states that all
proposals in Doncaster must be of high quality design that contributes to local
distinctiveness, reinforces the character of local landscapes and building traditions,
responds positively to existing site features and integrates well with its immediate
and surrounding local area. Policy CS14 also seeks to achieve ease of pedestrian
movement, the protection of public safety and securing a functional highway
network.

Policy CS15 states that regard will be given to the protection of historic assets,
including any archaeological significance.

Policy CS16 states that nationally and internationally important habitats, sites and
species will be given the highest level of protection in accordance with the relevant
legislation and policy. Proposals will be supported which enhance the Borough'’s
landscape and trees by including measures to mitigate any negative impacts on the
landscape, include appropriate hard and soft landscaping, retain and protect
appropriate trees and hedgerows and incorporate new tree and hedgerow planting.
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Saved Unitary Development Plan (UDP) (1998)

Policy PH16 identifies the site as being suitable for housing.

Policy PH17 states that in considering new development, special attention will be
given to environmental improvements such as landscaping, improved layouts,
better access, and the availability of programme, grant aided and project based
funding.

Emerging Local Plan (Submission 2020)

Paragraph 48 of the NPPF allows LPA's to give weight to relevant policies in
emerging plans depending on the stage of preparation, the extent to which there
are any unresolved issues and the degree of consistency with the NPPF. The
Local Plan has been formally submitted for examination on 4th March 2020 and an
Inspector has been appointed therefore the Local Plan is now under examination.
Paragraph 48 of the NPPF states that the LA may give weight depending on the
stage of the Local Plan and the extent to which there are unresolved objections to
relevant policies (the less significant the unresolved objections, the greater the
weight that may be given). The Council is aiming to adopt the Local Plan by winter
2020 and the following policies would be appropriate:

The emerging Local Plan identifies the site as being Open Space under Policies 27
and 28.

Policy 1 reinforces the guidance within the NPPF in that there should be a
presumption in favour of sustainable development. Limited weight.

Policy 2 identifies the area as a Main Town. These areas will be the focus for
substantial housing growth. Limited weight.

Policy 3 identifies that Main Town areas should receive around 40% of the
Borough'’s total housing allocation. Limited weight.

Policy 8 sets out the requirements for the range of housing including the need for
affordable housing. Limited weight.

Policy 14 seeks to promote sustainable transport within new developments.
Limited weight.

Policy 17 seeks to consider the needs of cyclists within new developments.
Moderate weight.

Policy 18 seeks to consider the needs of pedestrians within new developments.
Moderate weight.

Policy 27 relates to the protection and enhancement of green infrastructure.
Limited weight.

Policy 28 concerns the protection of open space and non designated open space.
Limited weight.

Policy 29 deals with open space provision in new developments. Limited weight.



5.35

5.36

5.37

5.38

5.39

5.40

5.41

5.42

5.43

5.44

5.45

5.46

5.47

5.48

5.49

5.50

Policy 30 concerns the suitable protection of ecological networks. Limited weight.
Policy 31 deals with the need to value biodiversity. Limited weight.

Policy 33 states that the design process should consider woodlands, trees and
hedgerows. Substantial weight.

Policy 40 deals with understanding and recording the historic environment.
Moderate weight.

Policy 43 deals with the need for good urban design. Moderate weight.

Policy 46 deals with housing design standards and at criterion a) makes reference
to ensuring all new housing should meet the Nationally Described Space
Standards. Limited weight.

Policy 49 concerns the landscaping of new developments. Limited weight.

Policies 55 and 56 deals with pollution and on site contamination. Limited weight.

Policy 57 requires the need for satisfactory drainage including the use of SuDS.
Moderate weight.

Policy 58 deals with the need to consider flooding. Limited weight.
Policy 66 deals with developer contributions. Moderate weight.

Other material planning considerations

Several Supplementary Planning Documents (SPDs) have been published, which
are material considerations in the determination of planning applications.

Development Guidance and Requirements SPD (July 2015)

The SPD sets out the guidance to help implement policies in the Development
Plan. This includes design in the urban and rural environment, the historic
environment, transport and accessibility, strategic green infrastructure, biodiversity,
geodiversity and ecological networks, open space standards and requirements,
landscape, trees and hedgerows.

South Yorkshire Residential Design Guide SPD (2011)

The South Yorkshire Residential Design Guide SPD is intended to provide a
consistent approach to design in the development management process and aims
to improve the quality of residential design in South Yorkshire.

Development and Flood Risk SPD (October 2010)

The Development and Flood Risk SPD has been produced to set out the Council’s
approach to managing flood risk and sets out the requirements for a sequential

assessment.

Other Council initiatives include:
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- The Doncaster Green Infrastructure Strategy 2014 - 2028
- Doncaster's Economic Growth Plan 2013-18

- Doncaster's Borough Strategy 2014

- Doncaster Health and Wellbeing Strategy 2016- 2021

- Doncaster Growing Together

The National Design Guidance (2019) is a material consideration and sets out ten
characteristics of well-designed places based on planning policy expectations. A
written ministerial statement states that local planning authorities should take it into
account when taking decisions.

Representations

This application has been advertised in accordance with Article 15 of the Town and
Country Planning Development Management Procedure (England) Order 2015 by
means of site notices, council website, press advertisement and neighbour
notification.

12 representations have been received in opposition to the application and the
comments can be summarised as follows:

Impact on natural wildlife habitat
Impact on protected species

Pollution from traffic

Loss of privacy

Loss of trees

Increase in pressure on local services
Over intensive development of the site
Loss of informal green space

Risk to highway and pedestrian safety
Increase in anti-social behaviour
Overbearing appearance

Increase in flood risk

Increase in surface water flooding
Presence of asbestos on site

Hatfield Parish Council

Hatfield Parish Council believes this is an over intensive development of the site
and would like to see the footpath to the Miners Welfare field sealed off.

Relevant Consultations

The Ecology Officer has raised no objections in relation to the potential to impact
on any significant wildlife habitats on site. The proposal does, however, result in a
deficit of 4.7 units in biodiversity and requests that a sum of £42,923 to be secured
via a section 106 agreement. This would be put towards an offsite habitat creation
/ restoration project aiming to deliver the required units.

The Tree Officer has noted that the site is problematic to develop given it will
involve a great deal of loss of greenery and natural habitat (although this is
undermined by litter, fly tipping and vandalism of many of the trees at the site). The
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Officer notes that there are only a handful of better quality trees of which some are
being retained whilst some are being removed. There is misplaced retention of
some of the poorer quality landscaping which could be improved.

The Open Space Officer has stated that it is not felt that the loss of open space
has been justified through a consultation exercise. Secondly, the application, whilst
generating a loss of open space, is not proposing any on site provision. In this
case, given the shape of the site, it is unlikely that good onsite provision can be
secured with housing, and so the Officer requested that if the loss of open space is
justifiable, a commuted sum of 15% is provided in order to improve a local open
space.

Transportation have raised no objections subject to conditions.

Highways Development Control have raised no objections subject to conditions.
The Public Rights of Way Officer has raised no objections.

Environmental Health have raised no objections subject to conditions.

The Air Quality Officer have raised no objections.

The Contaminated Land Officer have raised no objections subject to conditions.

The Environment Agency initially objected to the application but following
revisions have raised no objections subject to conditions.

Yorkshire Water have raised no objections subject to conditions.

Public Health requested additional information and the applicant has responded
with a rapid Health Impact Assessment which sets out the merits of the proposal.

South Yorkshire Archaeology Service do not identify any significant issues with
the initial survey and is content to propose a suitably worded condition.

Assessment
The principle issues for consideration under this application are as follows:

Principle of development;

Impact on the area as open space
Ecology

Trees and Landscaping

Impact on the character and appearance of the area
Impact on residential amenity
Highway safety and traffic
Flooding

Archaeology

Viability and S106 obligations
Overall planning balance

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



9.3

9.4

9.5

9.6

9.7

9.8

- Substantial

- Considerable
- Significant

- Moderate

- Modest

- Limited

- Little or no

Principle of Development

The site is allocated for housing in the Doncaster UDP and therefore accords with
policy PH1 (7/10). The application complies with Policy CS2 of the Core Strategy,
which identifies Hatfield as a Potential Growth Town, which is one of the main
areas for growth and regeneration outside of the Main Urban Area and Main
Towns.

The site is well related and close to other services with a wide range of facilities
being within a reasonable walking distance to the site, such as local shops and
supermarkets in Dunsville and Hatfield, local schools, community buildings, public
houses, restaurants and access to green spaces.

The site is in a sustainable location, being close to day to day facilities within the
area. The site is close to public transport. Frequent bus services are available on
Broadway near the site to provide regular access to the town centre and the train
station. The proposal is therefore acceptable in principle and considerable weight
should be given towards its location within a housing policy area.

Sustainability

The NPPF sets out at paragraph 7 that the purpose of the planning system is to
contribute to the achievement of sustainable development. At a very high level, the
objective of sustainable development can be summarised as meeting the needs of
the present without compromising the ability of future generations to meet their own
needs

There are three strands to sustainability and these are social, environmental and
economic. Paragraph 10 of the NPPF states that in order that sustainable
development is pursued in a positive way, at the heart of the NPPF is a
presumption in favour of sustainable development.

SOCIAL SUSTAINABILITY
Provision of affordable homes

At the heart of this application is a commitment to meet a policy objective of

the Councils Housing Strategy to provide good quality, affordable housing for all
sections of the community. Evidence from the recent Housing Needs Study (2019)
indicates overall Doncaster has a net Affordable Housing Need of 209 units per
year over the next 5 years. Furthermore, the findings suggests there is a net
Affordable Housing Need for the Dunscroft/Dunsville/Hatfield/Stainforth area; and
that this need is mainly for 3 bed houses and 2 bed bungalows.
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As such, there is an identified need for the proposed development and a clear
demand for the accommodation proposed in this application. Consequently, |
afford substantial weight to the proposed development in terms of meeting an
identified need for affordable accommodation and the quick delivery of this housing
will immediate help to address that requirement.

Living Standards

In March 2015, the Government introduced a ‘Nationally Described Space Standard’
(NDSS). The NDSS deals with internal space within new dwellings and is suitable
for application across all tenures and number of bedrooms. It sets out the
requirements for the Gross Internal Floor Area (GIA) of new dwellings at a defined
level of occupancy as well as floor areas and dimensions for key parts of the home,
notably bedrooms, storage and floor to ceiling height.

The full standards are available on the Government’'s website, however a
summary table is provided below:

Table 1 - Minimum gross internal floor areas and storage (m2) Number of bedrooms (b)

Number Number 1 storey |2 storey |3 storey | Built-in
of of bed | dwellings | dwellings | dwellings | storage
bedrooms | spaces
(b) (persons)
1b 1ip 39 (37)2 1.0
2p 50 58 1.5
2b 3p 61 70 50
4p 70 79
3b 4p 74 84 90
Sp 86 93 99 2.5
&p 95 102 108
4b 5p 90 97 103
&p 99 106 112
7p 108 115 121 3.0
ap 117 124 130
5b &p 103 110 116
7p 112 119 125 3.5
8p 121 128 134
&b p 116 123 129 4.0
8p 125 132 138 '

https://www.gov.uk/government/uploads/system/uploads/attachment_data/ffile/524531/160519 Mationally Describ

ed_Space_Standard

Final Web_version.pdf
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Figure 2 — Nationally Prescribed Space Standards (m2)

The Design Officer has correctly noted that most house types proposed fall below
the nationally described minimum space standards by between 8-10m2. This is an
important consideration as the size and quality of new dwellings in Doncaster is an
important factor into the happiness, health and well-being and quality of life
experienced by residents.

The Council do not currently impose internal space standards through a policy in
the current Development Plan and rely on guidance on space standards through
the South Yorkshire Residential Design Guide SPD which was adopted in 2015.
Under the SPD, internal space standards were produced after extensive research



into standards in other local authorities. The standards set out the minimum
internal spaces for different aspects of a dwelling, across various dwellings sizes.

9.14 An associated Written Ministerial Statement (WMS) to the NDSS is clear in that
‘Decision takers should only require compliance with the new national technical
standards where there is a relevant current Local Plan policy.” The MWS states
that the NDSS are optional for planning purposes and should only be required if
they address a clearly evidenced need and are incorporated into a Local Plan.

9.15 As mentioned above, the Council does not yet have a relevant adopted local plan
policy relating to space standards. Although Policy 46 in the Draft Local Plan
specifically addresses this issue, the amount of weight which can be applied to
this policy is limited by the fact that the policy has received significant unresolved
objections and the Council’s evidence has yet to be tested in full in public
examination. As such, the current standards set out in South Yorkshire
Residential Design Guide are the most appropriate measure of determining
internal dimensions until such time that more weight can be attributed to the
relevant policy in the Draft Local Plan.

9.16 In conclusion, the internal dimensions to most properties would be less than the
NDSS requirement but would largely satisfy the requirements of adopted guidance
set out in the South Yorkshire Residential Design Guide. The exception would be
house type D which would be marginally smaller than the recommended guidance.
A comparison table between the proposed floor space and the requirements of the
SYRDG and the NDSS are set out below for ease of reference:

House Type | Proposed GIA | Net overall floor area | Net overall floor area
(SYRDG) (NDSS)

A (2b, 4p) 71 +9 -8
A.1(2b, 4p) | 69 +7 -10

A2 (2b,4p) | 71 +9 -8

A.3 (3b, 4p) | 81 +4 -3

B (2b, 4p) 74 +12 -5

C (3b, 5p) 83 +6 -10
C.1(3b, 5p) | 81 +4 -12

C.2 (3b, 5p) | 83 +6 -10

D (2b, 3p) 60 -2 -1

E (3b, 5p) 95 +18 +2

Figure 3 — Table comparison of proposed floor space

9.17 Recognising that the proposal does not fall within the table set out in the
NDSS but would mainly comply with the South Yorkshire Residential Design Guide,
it seems reasonable therefore to consider whether or not the new dwellings would
provide satisfactory space to place furniture and items necessary for day to day
living.

9.18 During the course of the application, the Council requested that either the homes
should be enlarged to meet NDSS standards, or the properties marketed to families
/ people with one less person in the home to ensure there is adequate space for the
intended number of occupants. The applicant has pointed out that the funding
package available for the scheme has been assessed and approved by Homes
England based on the current designations at 85% of NdSS, which would be
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consistent with the current application. The applicant has looked at increasing the
overall floor space of each house, however this would add approximately
£400,000.00 - £500,000.00 on any contract sum and would be unviable. The
Housing Officer has also confirmed that changing the house type designations (for
e.g. reducing a 2b4p to a 2b3p would prove difficult under any future Homes
England audit, as funding was based on the original designation.

In any event, even if the NDSS standards were applicable, the deficit in internal
space would be just one aspect of what is generally a well thought out and
designed infill scheme. The ground floor kitchen dining area would be open plan
and whilst of a modest size, the submitted drawings indicate that there would be
space for useable worktops, space for white goods and a dining area. The ground
floor living area would provide space for a settee and television. Whilst the new
dwelling would be likely to be more sparsely furnished, it would still provide areas
for the intended future occupier to cook a meal, eat and relax. Each property would
also benefit from an enlarged ground floor WC/bathroom to make the properties
more accessible to those with mobility issues. At first floor, there would be
sufficient circulation space for the intended future occupiers to store clothes and
other items in addition to modest but useable bedroom space. The dwellings
otherwise would meet the Council’s existing and emerging standards in terms of
garden space and parking standards.

In reaching a conclusion, more weight has been applied to largely meeting the
objectives of existing policy guidance set out in the South Yorkshire Residential
Design Guide and the overall objectives of the NPPF in seeking to deliver a wider
choice of homes. The application is considered to provide suitable living conditions
in compliance with Policies CS1 and CS14 of the Core Strategy which seek a good
standard of amenity for all existing and future occupants of buildings.

Loss of Open Space

Policy CS17 of the Core Strategy states that Doncaster’s green infrastructure
network (including key green wedges) will be protected, maintained and enhanced.
Policy RL2 of the UDP permits the loss of undesignated open space provided a
number of conditions are met; including an assessment of community need to show
that the land is surplus to requirements, and that any loss would not compromise a
facility for casual play, buffer areas, visual amenity, nature conservation interest or
links between other spaces. Policy PH11 of the UDP allows residential
development where it would not result in the loss of social, community or other
recreational facilities for which there is a demonstrated need.

Dunscroft is deficient in 4/5 open space typoligies, however this does not apply to
the levels of informal space. Nevertheless, the Open Space Policy Officer
correctly notes that the loss of this land in conjunction with an inceease in
population could result in a deficiency in informal space, or at least decrease the
remaining space available for recreation.

The Development Requirements and Guidance SPD includes a section about how
the Council deals with applications for the loss of open space. In such cases, it is
usual practice that the applicants undertake a public consultation on the loss of
open space and, in this case, a catchment of 200m surrounding the application site
would cover most households that would be likely to utilise this space.



9.24 Although the applicant has not carried out this exercise, it has engaged positively
with the local community. A pre-application community consultation drop in event
took place in October 2018 at Dunscroft Welfare Club to offer the local community
the opportunity to view indicative plans and garner opinion on developing the land
for affordable housing. Approximately 150 properties were given invitation letters
and attendance at the event was between 60-90 people. Further discussions have
taken place with Ward Members at various points and the proposal in outline form
has been presented to the Council’s Cabinet for approval.

9.25 During the course of the application, approximately 500 properties surrounding the
site have been consulted via written notification. The amount of consultation
can be seen in the image below showing the properties consulted, with responses
received indicated by red triangles:
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Figure 4 — Public consultation on the planning application.

9.26 Of the properties consulted, two representations make reference to the loss of
informal open space. This result shows that, although the loss of informal open
space should not be dismissed, the majority of residents within a reasonable
distance of the site may not have any particular views either way on the application
or with regard to the principle of development. Furthermore, it is judged that the
area of land does not have significant recreational value given its restricted
position between two residential estates. It should also be noted that its value as
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open space and a pedestrian link would be retained and, in the case of
infrastructure, be improved over the existing layout.

Taking all these factors into account, the level of response to the application
indicates that the loss of some of the site as informal amenity space would not lead
to a loss of open space valued by the community in line with the requirements of
Paragraph 97 (a) of the NPPF. This attracts neutral weight in the overall planning
balance.

Provision of Open Space

Policy CS17 of the Core Strategy states that proposals will be supported which
have regard to local standards and opportunities, and help to address deficiencies,
by making an appropriate contribution to sport, recreation and related community
uses by providing suitable and appropriate, on-site (or an equivalent contribution
towards off-site contribution). Policy RL4 requires 10-15% of the total site area of
new developments with over 20 family dwellings to be laid out as public open
space, except where the Council requires a commuted sum.

In this case, given the shape of the site, it would not be possible to achieve good
onsite provision and so it has been requested that if the loss of open space is
justifiable, a commuted sum of 15% should be provided in order to improve a local
open space in the area.

The scheme has been independently assessed for viability by an independent
assessor. The assessor has considered the information contained within the
viability assessment and has concluded that the affordable scheme is unable to
provide a contribution towards improving open space. Whilst clearly developer
contributions are necessary in order to make the scheme acceptable, this has to be
weighed against all other material considerations including development in a
sustainable location and the provision of affordable homes in Doncaster.

Impact on Neighbouring Residential Amenity

The properties most likely to be affected by the development are those which back
on to the site on Broadwater Close and Bretton Close to the east and Broadway to
the west. Good practice guidance makes clear that new housing should not give
rise to adverse amenity issues, particularly with respect to overshadowing, privacy
and overlooking of occupiers of existing properties. Plot size, site layout, open
space, landscape, garden space, building size and form, architectural style,
materials, access and car parking provision and arrangement are all key design
aspects of a development which will be considered in the assessment of proposals.

The SPD suggests the following minimum distances between dwellings:

a) Where high occupancy room windows of dwellings of two-storey face each
other they should be a minimum of 21 metres apart.

b) Where high occupancy room windows face low occupancy room windows or
a blank gable they should normally be a minimum of 11 metres apart;

C) Habitable room windows that overlook neighbouring garden space should
normally be at least 10 metres from the boundary.
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The SPD goes on to state that separation distances can be reduced at the
discretion of the planning officer.

In the case of Site A, the properties on Broadland Close would be separated by the
required standard. Properties on Broadway to the west benefit from long, thin
gardens and although some of the proposed dwellings would be separated by
some 8-10m from the rear boundary. In respect of Site B, Plots 27, 32 — 34 would
also be situated at a closer distance but again, with ample rear gardens, the
nearest sections of garden appear underutilised and do not appear to be sensitive
areas where a higher degree of privacy should be provided.

Plots 40-41 would be separated from the common boundary by approximately 8.5m
to the common boundary and 12m to the nearest window in the neighbouring
property. Although these distances are below 21m, the SPD allows for reduced
separation distances between single and two storey properties and where the angle
of view is more acute. These circumstances would apply in this situation.

Concerns have been expressed with the proximity of plots 21 -23 to dwellings on
Broadland Close. The side gable of the closest property (plot 23) would be
approximately 14.1m from the rear elevation of No.11 Broadland Close which
would not be unreasonably overbearing.

In summary, it is not felt that any of these dwellings would lead to unreasonable
levels of overlooking or would appear over dominant from the perspective of the
neighbours. This attracts neutral weight in the overall planning balance.

ENVIRONMENTAL SUSTAINABILITY
Design and impact upon the character of the area

Policies CS1 and CS14 of the Core Strategy look at design components including
the density and form of development to ensure it is functional as a place to live
comfortably and with good standards of amenity.

The proposal is considered a well-designed infill scheme, which makes good

use of a sustainably located back land site despite a number of technical
constraints. The scheme meets the Council’s existing and emerging standards in
terms of garden space, and parking standards and the Design Officer believes the
layout is well-balanced with an attractive public realm and streetscapes that
combine the inevitable use of private car with other opportunities to walk and cycle
beyond the site. During the course of the application, various comments provided
in relation to minor tweaks to design were taken on board or justified.

The proposed external material include a red multi brick as the main facing material
for the external walls and interlocking concrete tiles for the roof. A limited amount
of render will tie in with existing houses near to the site. Render features such as
bay windows or first floor level of a select number of blocks have been introduced.
Grey coloured windows and doors, black fascia and soffit boards will enhance the
structures, giving each home a traditional, yet modern appearance. The homes are
considered to be attractive and well detailed which, alongside the landscape
scheme, create a characterful infill development.

Concerns have been expressed that the proposal would over develop the site.
However, the density of development at 34 dwellings per hectare for Site A and 30
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dwellings per hectare for Site B is not considered to be overly intensive. Each
dwelling would have the recommended garden and parking provision in line with
good practice guidance. The mix has been established by the applicant and
Doncaster Housing Team to meet current housing requirements in the local area.

The Design Officer has noted that the area is generally devoid of any positively
distinctive contemporary residential architecture and the proposal would enhance
the general standards of design locally as a result. Whilst it is accepted that there
is a loss of informal open space, there is considered to be a significant
enhancement to the central linked area and the route to the playing fields and, in
terms of public safety, the equipped park to the north will be much safer and
overlooked. In summary, the scheme would present an enhancement to the
architectural character of the area in design terms. In this regard, the design
aspirations of the development result in moderate weight being applied in favour of
the application.

Trees

Policy CS16 of the Core Strategy and Policy ENV59 of the UDP attach importance
to protecting trees and welcoming proposals that enhance the Borough'’s landscape
and trees. A tree survey has been submitted during the course of the planning
application. There are various poor quality trees and shrubs that have been or
would be removed to make way for the development however, as noted by the
Council’s Tree Officer, some trees should ideally be retained as curiosities or to
keep some mature planting on the site. It is also noted that some local residents
have noted the loss of some oak trees as a result of the development. A summary
table with explanatory commentary of the best trees on the site is shown below:

Tree Survey Category | Tree Officer Action/Justification
Grading Comments
T3 (Lime) B2 A fine off site road Retained
lime tree
T5 (Cherry) B2 Fine cherry tree Retained
T8 (Oak) B2 Unbalanced but Regrettably, the

suitable for retention | position of services
— service runs and and the
structures should be | requirement for a

beyond the root drainage easement
protection area of strip from Yorkshire
this tree Water means that
T9 (Oak) B2 No arboricultural removal is
merit but could be proposed for these
retained as a trees
curiosity.
T16 (Oak) B2 Fine tree Retained

Figure 5 -Trees worth of retention according to the Tree Officer

Whilst it is accepted that more mature trees should be retained, they do not form a
significant characteristic of this area and individually the trees are unremarkable in
terms of their quality. A tree survey has shown that the majority of those proposed
for removal are poor quality and, in the case of the better trees proposed for
removal, the position of the walkway and the requirement to lay utility services
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between the two cul-de-sacs is sufficient justification in this case to preclude the
removal of these trees as justification for refusing the development. Nevertheless,
the removal of two oak trees from the site are a negative factor as they are worthy
of retention and this weighs against the application.

The developer has agreed to enhance the walkway area to be formalised into a
retained landscaped area. A landscape architect has provided guidance
throughout the design process and details of proposed planting can be found

on the landscape design masterplan. Such planting has been considered in
terms of enhancing biodiversity. It is considered that the proposed landscaping
scheme will make a much more positive contribution to the overall character and
appearance of the area than the existing landscaping present which is generally
poor quality and neglected. Given some existing trees of decent value are also
proposed to be removed, neutral weight is applied against these perceived
benefits of the proposal.

Ecology

Policy CS16 of the Core Strategy also seeks to protect and enhance Doncaster’s
natural environment. An Ecological Report has been submitted with the
application. The Council’s Ecologist agrees with the findings of the report which
says that the site, although containing a range of grassland and scrub habitat, is
fairly low in terms of value.

During the course of the application, further assessment took into account the
assessment of the trees on site for bat roosting potential. None of the trees have
potential to support roosting bats and our Ecologist agrees with the assessment
that due to its small size, a local bat population would not be reliant solely on the
site for their foraging needs.

In summary, there are no protected species associated with the site and no
statutory designations that would be impacted by the proposed development.

Paragraph 170 of the NPPF states that development should deliver and contribute
towards a net gain in biodiversity. At present, there is no standardised approach,
however the Government has reintroduced the Environment Bill, which is currently
making its way through Parliament. Although the detail may be different when it
comes into force, the draft provisions indicate that “biodiversity net gain” requires
development to deliver at least a 10 per cent improvement in “biodiversity value”.

In this case, the Metric assessment shows that the development would result in a
loss of 6.6 units in contrast to delivering a total of 7.3 units. Taking into account the
onsite landscaping proposed, the development would result in a deficit of 4.7 units
to be delivered off site. Our Ecologist has suggested that given the constraints of
enhancement to the remaining part of the site, a commuted sum has been
requested of £42,923 to be secured via a section 106 agreement. This would be
put towards an offsite habitat creation / restoration project aiming to deliver the
required units.

Nightjar foraging from Hatfield Moors has also been raised as a concern and
reference has been made to the site’s location to Hatfield Moors. The site is
around 5km from Hatfield Moors and, while birds may occasionally travel such a
distance, it is considered highly unlikely that they would be reliant on a site at this
distance for their foraging needs, with most foraging trips taking place closer to the
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designated site. This is reflected in our policies which set a distance of 3km from
the moors within which planning applications need to show how they will deliver no
net loss of nightjar foraging habitat.

The scheme has required significant levels of Homes England grant to support the
delivery and any additional expense would therefore render the scheme unviable.
Whilst the requirements of paragraph 170 of the NPPF are noted, the scheme is
unable to provide a commuted sum for off-site bio diversity net gain. This would be
contrary to the local and national requirements for developments to provide a
biodiversity net gain and consequently weighs against the application.

Flooding and Drainage

Policy CS4 of the Core Strategy requires a proactive approach towards the
management of flood risk and drainage. A Drainage Impact Assessment and Flood
Risk Assessment have been submitted with the application.

The application site lies within an area designated as Flood Risk Zone 3 according
to the Environment Agency’s flood maps. Initially the Environment Agency
objected to the proposal on the basis that some of the bungalows proposed failed
to comply with the requirements set out in the NPPF and failed to establish
consistent finished floor levels in line with the Doncaster's SFRA.

Following this, the scheme was amended to provide some bungalows with first floor
refuge areas which would be protected from flood risk. The Environment Agency
were re-consulted and subsequently removed their objection subject to suitably
worded conditions. The Drainage Team have no objection to the proposed
drainage strategy for the site.

The applicant has carried out a Sequential Test and conclude that there are no
sequentially preferable sites which are reasonably available within a lower flood risk
area that are capable of accommodating the development within the catchment
area.

As new housing is proposed in Flood Zone 3 the Exception Test must be applied.
This test consists of two parts; a site specific flood risk assessment (SSFRA) must
demonstrate that the development would be safe for its lifetime and it must be
demonstrated that the development provides wider sustainability benefits that
outweigh flood risk. In terms of flood risk, the lifetime of a development is
considered to be a minimum of 100 years.

The measures and increased land levels will ensure that the development will be
safe from flooding for its lifetime and the development of this site will provide
sustainable housing and further strengthen existing town services. The mitigation
measures suggested would be reserved by condition.

Hatfield and Stainforth is identified by Policy CS2 of the Core Strategy as one of the
key areas where new housing growth through sustainable urban extensions will be
focused. The site is located within a reasonable walking distance of local amenities
and nearby public transport. The provision of affordable dwellings would provide
significant help in addressing housing need and would have social benefits as a
result of its location and the standard of modern sustainable construction. In terms
of the economy, new development would create employment and support growth
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during construction. Environmentally, the proposed scheme would be well
designed and use underutilised land.

Considering the above factors, the development passes the Sequential and
Exceptions Test in line with the NPPF and Policy CS4 of the Core Strategy. The
compliance with this policy attracts neutral weight in the overall planning balance.

Impact upon Highway Safety

Policy CS9: Providing Travel Choice, states that proposals will be supported where
they make an overall improvement to travel choice and the transport network.
Policies CS1 and CS14 of the Core Strategy and Policy PH11 of the UDP seek,
amongst other things, to achieve ease of pedestrian movement, the protection of
public safety and securing a functional highway network.

Access to Site A is via an extension to an existing spur from Broadwater Close and
would split into two cul-de-sacs. Access to Site B would be via a new access road
served from Broadwater Drive with good visibility in either direction. A pedestrian
link (“the linked area”) would connect the two sites together and offer an upgraded
route for pedestrians and cyclists.

Due to the size of the development, a Transport Assessment or Travel Plan is not
required to be submitted with the application. The application has been fully
assessed by the Council’s Transportation Team and no objections have been
raised in terms of potential increases in car traffic in the area. Provision of cycle
storage and electric charging points are to be reserved by condition.

The Council’s Highways Development Control Officer has assessed the proposal in
terms of its impact on highway safety and has fully considered the proposed layout
in terms of its quality accessibility and legibility. It is considered that the proposal
meets the design criteria in the South Yorkshire Residential Design Guide used as
good practice. The proposal has acceptable access and egress and the highway
layout, subject to the imposition of conditions relating to the detailed engineering
and highway drainage being submitted and agreed prior to the commencement of
development.

Policy CS1 of the Core Strategy states that proposals will be supported which
contribute towards quality of life, in particular protecting local amenity and being
well-designed, attractive and capable of achieving nationally recognised
environmental, anti-crime and design standards.

There are no recorded Public Rights of Way affected by the development. Any
footpaths across the site appear to be informal and hindered by over grown areas
of amenity land with poor surveillance. The trees in that area have become
overgrown and the area in general would benefit from landscape management.
The proposal would see upgraded access for pedestrians and cyclists through a set
of adopted footpaths and roads allowing residents to benefit from nearby local
amenities and facilities by walking or cycling. It is noted that an objector does not
wish to see a connection between Broadlands Close and land to the north however
this linkage would provide a positive benefit to movement through the site and the
development would introduce natural surveillance and lighting to the existing
informal route.
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It is considered that the proposal will have no adverse impact on the highway and
that the proposal accords with Policy CS14 of the Core Strategy. The compliance
with this policy attracts neutral weight in the overall planning balance.

Archaeology

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
puts a statutory duty on local planning authorities to pay special attention to
preserving or enhancing historic assets. The NPPF recognises that historic assets
are an irreplaceable resource that local authorities should conserve in a manner
appropriate to their significance. This approach is reflected in Policy CS15 of the
Core Strategy which requires the quality of the historic environment, including
archaeological features, to be conserved and enhanced.

During the course of the application, a scheme of survey works was agreed
between the applicant and South Yorkshire Archeology Service (SYAS). The
survey works found little interest that warrants further investigation in Site B. A
further condition is imposed relating to an archaeological programme of evaluation
to be undertaken in Site A with subsequent trial trenching should it be found to be
necessary. This is a condition precedent to work commencing in Site A.

SYAS raise no objections to the proposed development and the development
otherwise complies with Policy CS15 of the Core Strategy. The compliance
with this policy attracts neutral weight in the overall planning balance.

Noise and air quality

No objections have been raised from the Council’s Environmental Health Officer
with regards to the proposal creating noise or other disturbance. Relevant
conditions have been imposed to protect neighbouring properties at the
construction stage of development.

No objections have been raised from the Council’s Air Quality Officer with regards
to the proposal creating any significant air pollution. The site lies within a
sustainable location with good access to public transport. The development also
provides better linkages to adjacent sites to encourage occupants and visitors to
walk or cycle. Slow charging electric vehicle charging points at each property will
be reserved by condition. The application therefore accords with policy CS18 of
the Core Strategy. The compliance with this policy attracts neutral weight in

the overall planning balance.

ECONOMIC SUSTAINABILITY

The proposed development will support construction and employment.
Furthermore, disposing of the land to the applicant has the potential to lever in
approximately £56m investment according to the Council’s housing team; including
Council Tax revenues, new homes bonus, removal of management and
maintenance costs to the council whilst the site is vacant, the creation of local
construction jobs/apprenticeships and opportunity for local supply chains. As some
of these benefits would be temporary and may benefit areas other than Doncaster,
moderate weight is applied in favour of the application.

Planning Obligations and Viability
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Paragraph 54 of the NPPF 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.

In paragraph 56 it is stated 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.

Affordable Housing

The development is to provide 100 per cent affordable housing, where Policy CS12
of the Core Strategy requires the provision of 26 per cent affordable housing,
subject to viability. As noted in the report, a scheme representing this level of
affordable housing attracts substantial weight and it is important that the
mechanism for delivering this housing is secured via a Section 106 agreement.

Public Open Space

The Green Space Audit shows that the local area is deficient in 4 out of 5 open
space typoligies, although not informal space. Given the shape of the site, it is
unlikely that good onsite provision can be secured with housing and so a
commuted sum of 15% should be provided in order to improve a local green space.
The external viability consultant considers that the existing value of £400,000 is
reasonable and therefore 15% of this would be £60,000.

Ecology

The Metric assessment of the site shows that the development would result in a
loss of 4.7 units. The NPPF requires planning applications to demonstrate a net
gain in biodiversity and therefore a calculation of £42,923 as a commuted sum has
been requested to put towards an offsite habitat creation / restoration project
aiming to deliver the required units.

Viability

From carrying out an initial feasibility appraisal, the applicant deemed the site a
viable option for new housing delivery. This is despite a number of challenging and
costly site constraints, such as the requirement for a new pumping station, removal
of pylons and re-laying of electrical power lines, low-level site remediation, and
flood mitigation measures. Upon completion of a Strategic Flood Risk Assessment,
it also became apparent that there will be additional expenditure associated with
the scheme to manage the substantial abnormals of which has necessitated the
need for flood alleviation measures factoring into the designs and scheme costs.
The costs of developing the site would also mean that it would be highly unlikely to
reach anywhere near that value if put to sale on the open market and would also
result in a significantly reduced number of properties which would not be for
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affordable rent. This was confirmed by an independent viability appraisal which
indicated the site would result in a negative land value. As a consequence, the
scheme has required significant levels of Homes England grant to support the
delivery of the scheme. No further grant is available for the scheme and any
additional expense or contributions would render the scheme unviable.

It is for these reasons that the development cannot sustain any other Section 106
contributions such as for open space & ecology, but will deliver 100% affordable
housing. The provision of the affordable housing and ensuring it remains
affordable is to be secured through a suitably worded Section 106 Agreement.

PLANNING BALANCE & CONCLUSION

The application is finely balanced as the development presents conflicting priorities
for the Council and, such is the case with many larger or more complex
applications with on-site constraints, there would be some inevitable tension in
achieving sustainable development.

It is acknowledged that the development would result in homes that would overall
be smaller than nationally prescribed standards but would largely meet current local
guidance. Furthermore, the development of the site would result in the loss of open
space which is likely to have been used by some residents informally and there will
be a loss of green character to the site and some biodiversity overall which cannot
be mitigated against for viability reasons.

In favour of the application, the site is currently allocated for housing in the
Doncaster UDP and lies within an area that is promoted for housing in the Core
Strategy. As such, the scheme would contribute to meeting the Borough’s housing
need and thereby facilitate the government’s aim of boosting significantly the
supply of housing. In addition, the development would directly contribute towards
affordable housing supply for the Borough and would address an identified shortfall
in housing stock in the local area. As such, the provision of 41 affordable dwellings
to the area would be a benefit of the scheme.

Turning then to the overall planning balance. The social and economic benefits
of the scheme are together considerable. The need for new affordable housing in
the Borough and more widely, nationally, is undisputed and infill sites within
existing residential areas are expected to take priority over greenfield sites. The
homes would be delivered speedily on land in partnership with the applicant and
Doncaster Council.

To enable the site to be developed to its full potential, the loss of part of the
informal open space and some trees on the site is unavoidable. The harm would
be contained by mitigation measures and offset by an ecological and landscaping
package that would include the linked area to be managed for the future and
improve upon its current compromised condition. In my view, and having regard to
the site specific surveys of the site, this loss would be clearly overcome by the
social and economic benefits of delivering a well designed and substantial number
of new affordable homes to the area.

Taking all matters into consideration, the benefits of allowing this development
would significantly and demonstrably outweigh its adverse impacts. It would
amount to sustainable development, bringing wider sustainability benefits to the
community.
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RECOMMENDATION

Planning permission be granted subject to a Section 106 Agreement that
secures the affordable housing provision and subject to the conditions set
out below.

Conditions / Reasons

01.

02.

The development to which this permission relates must be begun not
later than the expiration of three years beginning with the date of this
permission.

REASON

Condition required to be imposed by Section 91(as amended) of the
Town and Country Planning Act 1990.

The development hereby permitted must be carried out and
completed entirely in accordance with the terms of this permission and
the details shown on the approved plans listed below:

Dwg. No. 16813/02 Location Plan received 17 December 2019
Drainage Investigation Report received 17 December 2019
Extended Habitat Survey received 17 December 2019

Extended Habitat Survey updated March 2020 received 31 March
2020

Flood Risk Assessment Part 1 received 29 April 2020

Flood Risk Assessment Part 2 received 29 April 2020

Flood Risk Assessment Part 3 received 29 April 2020

Dwg. No. 42254/001 Preliminary Drainage Layout Revision E
received 21 February 2020

Arboricultural Assessment Report (Ver 6) received 17 March 2020
Dwg. No. 16813/16 Site A Proposed Site Layout Revision C received
21 February 2020

Dwg. No. 16813/18 Site A Proposed Site Layout Revision P received
21 February 2020

Dwg. No. R/2204/1B Landscaping Masterplan Site A - Revision B
received 21 February 2020

Dwg. No. 16813/19 Link Area Proposed Site Layout Revision G
received 21 February 2020

Dwg. No. R/2204/1B Landscaping Masterplan Link Area Revision B
received 21 February 2020

Dwg. No. 16813/17 Site B Proposed Black Plan Revision C received
21 February 2020

Dwg. No. R/2204/3B Landscaping Masterplan Site B - Revision B
received 21 February 2020

Dwg. No. 16813/20 Site B Proposed Site Layout Revision P received
03 April 2020

Dwg. No. 16813/21 House Types A/ A.1/A.2/ A.3 / B with furniture
layouts Revision B received 21 February 2020

Dwg. No. 16813/22 House Types C/ C.1/C.2 / D / E with furniture
layouts Revision B received 21 February 2020



03.

04.

Dwg. No. 16813/23 Block Type A & B Plans, Sections and Elevations
Revision C received 21 February 2020

Dwg. No. 16813/28 Block Type L Plans, Sections and Elevations
Revision C received 21 February 2020

Dwg. No. 16813/24 Block Type D and D.1 Plans, Sections and
Elevations Revision C received 21 February 2020

Dwg. No. 16813/25 Block Type E and F Plans, Sections and
Elevations Revision C received 21 February 2020

Dwg. No. 16813/26 Block Type G and H Plans, Sections and
Elevations Revision C received 21 February 2020

Dwg. No. 16813/27 Block Type J and K Plans, Sections and
Elevations Revision C received 21 February 2020

REASON
To ensure that the development is carried out in accordance with the
application as approved.

REASON
To ensure that the development is carried out in accordance with the
application as approved.

The development hereby granted shall not be begun until details of
the foul, surface water and land drainage systems and all related
works necessary to drain the site have been submitted to and
approved by the Local Planning Authority. These works shall be
carried out concurrently with the development and the drainage
system shall be operating to the satisfaction of the Local Planning
Authority prior to the occupation of the development.

REASON

To ensure that the site is connected to suitable drainage systems and
to ensure that full details thereof are approved by the Local Planning
Authority before any works begin in accordance with Policy CS4 of the
Core Strategy.

No development shall take place until an Ecological Enhancement
and Management Plan (EEMP) has been submitted to and approved
in writing by the LPA. The EEMP shall include details of mitigation and
enhancement works as proposed in the Extended Habitat Survey
Phase 1 report dated March 2020, together with details of the legal
and funding mechanism(s) by which the long-term implementation of
the plan will be secured by the developer with the management
body(ies) responsible for its delivery. Thereafter the works shall be
carried out and maintained in accordance with the EEMP prior to the
occupation of any dwelling unless otherwise agreed in writing by the
Local Planning Authority.

REASON

To mitigate against the loss of biodiversity on the site in accordance
with Policy CS16 of the Core Strategy. The condition is required to be
a pre-commencement condition in order to protect and preserve
ecological interests on the site prior to site works taking place.
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Prior to the commencement of development, a Construction
Environmental Management Plan shall be submitted to the local
planning authority for approval in writing and then implemented in
accordance with the approved details. The Construction
Environmental Management Plan shall include:

i) A risk assessment of the potentially damaging construction activities
in relation to wildlife and habitats.

i) A method statement for the protection of fauna that may be
encountered on site.

iii) The use of protective fencing, exclusion barriers and wildlife safety
measures.

All of these are to be based on measures detailed in the Extended
Habitat Survey Phase 1 report dated March 2020,

REASON

To ensure the ecological interests of the site are maintained in
accordance with Policy CS16 of the Core Strategy. The condition is
required to be a pre-commencement condition in order to protect and
preserve ecological interests on the site prior to site works taking
place.

No development approved by this permission shall be commenced
prior to a Phase 2 site investigation and risk assessment, together
with a timetable of works, being accepted and approved by the Local
Planning Authority (LPA), unless otherwise approved in writing with
the LPA.

a) The Phase 2 site investigation and risk assessment, if appropriate,
must be approved by the LPA prior to investigations commencing on
site. The Phase 2 investigation shall include relevant soil, soil gas,
surface and groundwater sampling and shall be carried out by a
suitably qualified and accredited consultant/contractor in accordance
with a quality assured sampling and analysis methodology and current
best practice. All the investigative works and sampling on site,
together with the results of analysis, and risk assessment to any
receptors shall be submitted to the LPA for approval.

b) If as a consequence of the Phase 2 Site investigation a Phase 3
remediation report is required, then this shall be approved by the LPA
prior to any remediation commencing on site. The works shall be of
such a nature as to render harmless the identified contamination given
the proposed end-use of the site and surrounding environment
including any controlled waters, the site must not qualify as
contaminated land under Part 2A of the Environment Protection Act
1990 in relation to the intended use of the land after remediation.

c) The approved Phase 3 remediation works shall be carried out in
full on site under a quality assurance scheme to demonstrate
compliance with the proposed methodology and best practice
guidance. The LPA must be given two weeks written notification of
commencement of the remediation scheme works. If during the works,
contamination is encountered which has not previously been
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identified, then all associated works shall cease until the additional
contamination is fully assessed and an appropriate remediation
scheme approved by the LPA.

d) Upon completion of the Phase 3 works, a Phase 4 verification
report shall be submitted to and approved by the LPA. The verification
report shall include details of the remediation works and quality
assurance certificates to show that the works have been carried out in
full accordance with the approved methodology. Details of any post-
remedial sampling and analysis to show the site has reached the
required clean-up criteria shall be included in the verification report
together with the necessary documentation detailing what waste
materials have been removed from the site. The site shall not be
brought into use until such time as all verification data has been
approved by the LPA.

REASON

To secure the satisfactory development of the site in terms of human
health and the wider environment pursuant to Policy CS18 of the Core
Strategy.

This has to be prior to commencement so that any risks are assessed
before works begin to the ground whether this be demolition works or
construction works and remediation in place before works begin.

No phase of development shall commence until Construction Traffic
Management Plan (CTMP) for that phase of development is
submitted to and subsequently approved in writing by the Local
Highway Authority. The approved plan shall be adhered to throughout
the construction phase. The CTMP shall contain information relating
to (but shall not be limited to):

Volumes and types of construction vehicles

identification of delivery routes;

identification of agreed access point

Contractors method for controlling construction traffic and
adherence to routes

O O OO

o} Size, route and numbers of abnormal loads (if applicable)
o] Swept path analysis (as required)

o] Construction Period

o] Temporary signage

o] Measures to control mud and dust being transferred to the
public highway

o} Timing of deliveries

REASON

To ensure that highway safety is protected during the construction
phase as required by Policy CS14 of the Core Strategy. The condition
is required to be a pre-commencement condition in order to have a
plan in place on how highway safety will be protected during the
construction phase.

The development shall be carried out in accordance with the
submitted flood risk assessment (ref. Eastwood and Partners, Issue 4,
3rd April 2020) and the following mitigation measures it details:



09.

10.

o] Two storey dwellings shall have finished floor levels set no
lower than 3.6 metres above Ordnance Datum (mAOD).

o Two storey dwellings with a finished floor level below
4.1mAQD shall have a finished floor level set 300mm above the
existing ground level.

o} Two storey dwellings with a finished floor level below
4.1mAOD shall be constructed with 600mm of flood resilience
measures.

o] One storey dwellings (bungalows) shall have finished floor
levels set no lower than 4.4mAOD.

o} There shall be no ground floor sleeping in properties where the
finished ground floor levels are below 4.4mAQD.

o] The pumping station shall have a finished floor level set no
lower than 4.4mAQD.

These mitigation measures shall be fully implemented prior to
occupation and subsequently in accordance with the scheme's
timing/phasing arrangements. The measures detailed above shall be
retained and maintained thereafter throughout the lifetime of the
development.

Reasons

To reduce the risk of flooding to the proposed development and future
occupants and to protect the pumping station from flooding in
accordance with Policy CS4 of the Core Strategy.

No development shall take place, including any works of demolition,
until a Construction Method Statement has been submitted to and
approved in writing by the local planning authority. The approved
statement shall be adhered to throughout the construction period. The
statement shall provide for:

i) the parking of vehicles of site operatives and visitors

ii) loading and unloading of plant and materials

iii) storage of plant and materials used in constructing the
development

iv) the erection and maintenance of security hoarding including
decorative displays and facilities for public viewing, where appropriate
V) wheel washing facilities

Vi) measures to control noise and the emission of dust and dirt
during construction

vii) a scheme for recycling/disposing of waste resulting from
demolition and construction works

REASON

To safeguard the living conditions of neighbouring residents and in
the interests of highway safety as required by Policy CS14 of the Core
Strategy. The condition is required to be a pre-commencement
condition in order to have a plan in place on how neighbouring
amenity will be protected during the construction phase.

Prior to the commencement of the relevant works, details of the
proposed external materials shall be submitted to and approved in
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12.

13.

14.

writing by the local planning authority. The development shall be
carried out in accordance with the approved materials.
REASON

To ensure that the materials are appropriate to the area in
accordance with policy CS14 of the Doncaster Core Strategy.

Should any unexpected significant contamination be encountered
during development, all associated works shall cease and the Local
Planning Authority (LPA) be notified in writing immediately. A Phase 3
remediation and Phase 4 verification report shall be submitted to the
LPA for approval. The associated works shall not re-commence until
the reports have been approved by the LPA.

REASON

To secure the satisfactory development of the site in terms of human
health and the wider environment and pursuant to guidance set out in
the National Planning Policy Framework.

Any soil or soil forming materials brought to site for use in garden
areas, soft landscaping, filing and level raising shall be tested for
contamination and suitability for use on site. Proposals for
contamination testing including testing schedules, sampling
frequencies and allowable contaminant concentrations (as determined
by appropriate risk assessment) and source material information shall
be submitted to and be approved in writing by the LPA prior to any soill
or soil forming materials being brought onto site. The approved
contamination testing shall then be carried out and verification
evidence submitted to and approved in writing by the LPA prior to any
soil and soil forming material being brought on to site.

REASON

To secure the satisfactory development of the site in terms of human
health and the wider environment and pursuant to guidance set out in
the National Planning Policy Framework.

Details of electric vehicle charging provision shall be submitted to and
approved in writing by the local planning authority. No dwellings shall
not be occupied until the approved electric vehicle charging provision
has been installed and is operational. Following installation the electric
vehicle charging provision shall be retained for the lifetime of the
development.

REASON

To contribute towards a reduction in emissions in accordance with air
quality objectives and providing sustainable travel choice in
accordance with Policies CS9 and CS18 of the Core Strategy.

Before the development is brought into use, that part of the site to be
used by vehicles shall be surfaced, drained and where necessary
marked out in a manner to be approved in writing by the local planning
authority.

REASON

To ensure adequate provision for the disposal of surface water and
ensure that the use of the land will not give rise to mud hazards at
entrance/exit points in the interests of public safety.



15.

16.

17.

The vehicle turning space as shown on the approved plans shall be
constructed before the development is brought into use and shall
thereafter be maintained as such.

REASON

To avoid the necessity of vehicles reversing on to or from the highway
and creating a highway hazard.

Before the development is brought into use, the sight lines as shown
on the approved plan shall be rendered effective by removing or
reducing the height of anything existing on the land hatched black on
the said plan which obstructs visibility at any height greater than
900mm above the level of the near side channel line of the public
highway. The visibility thus provided shall thereafter be maintained as
such, unless otherwise approved in writing with the local planning
authority.

REASON

In the interests of road safety and to provide and maintain adequate
visibility.

No development, including any demolition and groundworks, shall
take place until the applicant, or their agent or successor in title, has
submitted a Written Scheme of Investigation (WSI) that sets out a
strategy for archaeological investigation and this has been approved
in writing by the Local Planning Authority. The WSI shall include:

-The programme and method of site investigation and recording.
-The requirement to seek preservation in situ of identified features of
importance.

-The programme for post-investigation assessment.

-The provision to be made for analysis and reporting.

-The provision to be made for publication and dissemination of the
results.

-The provision to be made for deposition of the archive created.
-Nomination of a competent person/persons or organisation to
undertake the works

-The timetable for completion of all site investigation and post-
investigation works.

Part B (pre-occupation/use)

Thereafter the development shall only take place in accordance with
the approved WSI and the development shall not be brought into use
until the Local Planning Authority has confirmed in writing that the
requirements of the WSI have been fulfilled or alternative timescales
agreed.

REASON

To ensure that any archaeological remains present, whether buried or
part of a standing building, are investigated and a proper
understanding of their nature, date, extent and significance gained,
before those remains are damaged or destroyed and that knowledge
gained is then disseminated in accordance with Policy CS15 of the
Core Strategy.



Informatives

01.

02.

03.

INFORMATIVE

The applicant should take into account advice received from the
Council's Drainage Officer which can be viewed on the Council's Public
Access website.

INFORMATIVE

Prior to preparing any reports in support of conditions relating to land
contamination, the applicant is strongly advised to refer to the
document entitled Development on land affected by contamination.
Technical Guidance for Developers, Landowners and Consultants.
Yorkshire and Humberside Pollution Advisory Council.

The document can be found at the following web address:

http://www.doncaster.gov.uk/services/environmental/developing-on-
contaminated-land

Or alternatively you can request a paper copy from the LPA.

INFORMATIVE

Works carried out on the public highway by a developer or anyone else
other than the Highway Authority shall be under the provisions of
Section 278 of the Highways Act 1980. The agreement must be in
place before any works are commenced. There is a fee involved for the
preparation of the agreement and for on-site inspection. The applicant
should make contact with Malc Lucas - Tel 01302 735110 as soon as
possible to arrange the setting up of the agreement.

Doncaster Borough Council Permit Scheme (12th June 2012) - (Under
section 34(2) of the Traffic Management Act 2004, the Secretary of
State has approved the creation of the Doncaster Borough Council
Permit Scheme for all works that take place or impact on streets
specified as Traffic Sensitive or have a reinstatement category of 0, 1
or 2. Agreement under the Doncaster Borough Council Permit
Scheme's provisions must be granted before works can take place.
There is a fee involved for the coordination, noticing and agreement of
the works. The applicant should make contact with Paul Evans - Email:
p.evans@doncaster.gov.uk or Tel 01302 735162 as soon as possible
to arrange the setting up of the permit agreement.

Street lighting design and installation is generally undertaken by the
Local Highway Authority. There is a fee payable for this service and the
applicant should make contact with Fiona Horgan - Tel 01302 735097



or e-mail Fiona.Horgan@doncaster.gov.uk as soon as possible.
Further information on the selected DNO / IDNO together with the
energy supplier will also be required as soon as possible as they
directly affect the adoption process for the street lighting assets.

Access arrangements including shared private drives should conform to
Approved Document B Volume 1 Part B5 Sect. 11.2 - 11.5 inc. They
should be constructed to withstand a minimum carrying capacity of 26
Tonnes without deflection.

The developer 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 highway is an offence under provisions of The Highways Act 1980.

04. INFORMATIVE
Birds may be nesting in trees and shrubs proposed for removal. It is an
offence under the Wildlife and Countryside Act 1981 (as amended) to
disturb nesting birds, and vegetation removal should be timed therefore
to avoid the nesting season (March to August inclusive). Where this is
not possible measures must be taken to ensure any nesting birds on
site are identified and protected.

Justification

STATEMENT OF COMPLIANCE WITH ARTICLE 35 OF THE TOWN AND COUNTRY
DEVELOPMENT MANAGEMENT PROCEDURE ORDER 2015

In dealing with the application, the Local Planning Authority has worked with the applicant
to find solutions to the following issues that arose whilst dealing with the planning
application:

Ecology

Trees

Archeology
Character of the area
Flooding

Open space

Due regard has been given to Article 8 and Protocol 1 of Article 1 of the European
Convention for Human Rights Act 1998 when considering objections, the
determination of the application and the resulting recommendation. it is considered
that the recommendation will not interfere with the applicant’s and/or any objector’s
right to respect for his private and family life, his home and his correspondence.
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Appendix 1 — Location Plan

“‘

Hiid



Appendix 2 (Site Plan — Site A)
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Appendix 3 (Site Plan — Site B)
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Appendix 4 (Site Plan — Linked Area)
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