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ROTHERHAM METROPOLITAN BOROUGH COUNCIL

PLANNING BOARD

Thursday, 30 October 2014
Start Time 9.00 a.m.

At Town Hall, Moorgate Street, Rotherham. S60 2TH

AGENDA

To determine if the following matters are to be considered under the categories
suggested, in accordance with the Local Government Act 1972.

To determine any items which the Chairman is of the opinion should be
considered as a matter of urgency.

Apologies for absence

Declarations of Interest (Page 1)

(A form is attached and spares will be available at the meeting)

Minutes of the previous meeting held on 9th October 2014 (herewith) (Pages 2
-7)

Deferments/Site Visits (information attached) (Pages 8 - 9)
Visits of Inspection (report herewith)

Development Proposals (report herewith) (Pages 10 - 135)
Updates

Date of next meeting - Thursday, 20th November, 2014
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The best place to live, learn and work

ROTHERHAM METROPOLITAN BOROUGH COUNCIL
PLANNING REGULATORY BOARD

MEMBERS’ DECLARATION OF INTEREST

Your Name (Please PRINT):-

Meeting at which declaration made:-

Item/Application in which you have
an interest:-

Date of Meeting:-

Time Meeting Started:-

Please tick (N ) which type of interest you have in the appropriate box below:-

1. Disclosable Pecuniary

2. Personal

Please give your reason(s) for you Declaring an Interest:-

(Please continue overleaf if necessary)

N.B. It is up to a Member to determine whether to make a Declaration. However, if you should
require any assistance, please consult the Legal Adviser or Democratic Services Officer prior to the
meeting.

SIgNE -

(When you have completed this form, please hand it to the Democratic Services Officer.)
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PLANNING BOARD
9th October, 2014

Present:- Councillor Atkin (in the Chair); Councillors Astbury, Pitchley, Roche,
Turner, M. Vines, Wallis and Whysall.

Apologies for absence were received from Councillors Godfrey, Kaye, Middleton,
Roddison and Tweed.

T34. DECLARATIONS OF INTEREST

Councillor Pitchley declared her personal interest in application
RB2014//0532 (Installation of multi-use games area (MUGA) and
installation of 4 No. 6 metres high lighting columns at Aughton Primary
School, Turnshaw Avenue, Aughton for Rotherham MBC), as a member
of the Aston-cum-Aughton Parish Council; Councillor Pitchley stated that
she had not attended the Parish Council meeting when this application
had been considered by the Parish Council and had therefore taken no
part in the Parish Council’'s consideration of this application; Councillor
Pitchley had also spoken about this application at her Councillor's
surgery, when receiving representations from a local resident; however, at
that surgery session, Councillor Pitchley had given no indication as to the
way she may eventually wish to vote on this application.

T35. MINUTES OF THE PREVIOUS MEETING HELD ON 18TH
SEPTEMBER, 2014

Resolved:- That the minutes of the previous meeting of the Planning
Regulatory Board held on Thursday, 18" September, 2014, be approved
as a correct record for signature by the Chairman.

T36. DEFERMENTSI/SITE VISITS
There were no site visits nor deferments recommended.
T37. DEVELOPMENT PROPOSALS

Resolved:- (1) That, on the development proposals now considered the
requisite notices be issued and be made available on the Council's
website and that the time limits specified in Sections 91 and 92 of the
Town and Country Planning Act 1990 apply.

In accordance with the right to speak procedure, the following persons
attended the meeting and spoke about the application below:-

- Installation of multi-use games area (MUGA) and installation of 4 No.
6 metres high lighting columns at Aughton Primary School,
Turnshaw Avenue, Aughton for Rotherham MBC (RB2014/0532)
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T38.

Mrs. Swindells (School Head Teacher — on behalf of the Applicant)
Mrs. O’Brien (Objector)

A letter of objection was also read out on behalf of Mr and Mrs Tillery
(Objectors)

(2) That applications RB2014/0532, RB2014/0936, RB2014/0953,
RB2014/1097, RB2014/1112 and RB2014/1168 be granted for the
reasons adopted by Members at the meeting and subject to the relevant
conditions listed in the submitted report.

(Councillor Pitchley declared her personal interest in application
RB2014//0532 (Installation of multi-use games area (MUGA) and
installation of 4 No. 6 metres high lighting columns at Aughton Primary
School, Turnshaw Avenue, Aughton for Rotherham MBC), as a member
of the Aston-cum-Aughton Parish Council; Councillor Pitchley stated that
she had not attended the Parish Council meeting when this application
had been considered by the Parish Council and had therefore taken no
part in the Parish Council’s consideration of this application; Councillor
Pitchley had also spoken about this application at her Councillor's
surgery, when receiving representations from a local resident; however, at
that surgery session, Councillor Pitchley had given no indication as to the
way she may eventually wish to vote on this application)

OUTLINE APPLICATION FOR THE DEMOLITION OF EXISTING
(MODERN) FARM BUILDINGS AND CREATION OF RESIDENTIAL
DEVELOPMENT AT LAND AT HIGHFIELD FARM, MELTON HIGH
STREET, WATH UPON DEARNE (RB2013/1399)

Further to Minute No. T99(2) of the meeting of the Planning Board held on
24th April, 2014, consideration was given to a report of the Director of
Planning and Regeneration Service concerning the above application for
planning permission.

Resolved:- (1) That the Council enter into an agreement with the
developer under Section 106 of the Town and Country Planning Act 1990
for the purposes of securing the following:-

(a) a contribution of £2,342 per open market dwelling towards the
provision of additional school places within the catchment area;

(b) the provision of 15% affordable housing on site; and

(c) a management plan to provide details of the maintenance in perpetuity
of any on site open space.

(2) That, consequent upon the satisfactory signing of such an agreement,
referred to at (1) above, the Council resolves to grant permission for the
proposed development, subject to the following reasons for grant and
conditions:-
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01

Before the commencement of the development, details of the layout,
scale, appearance, access and landscaping of the site shall be submitted
to and approved by the Local Planning Authority and the development
shall be carried out in accordance with the approved details.

Reason
No details of the matters referred to having been submitted, they are
reserved for the subsequent approval of the Local Planning Authority.

02
a. Application for approval of reserved matters must be made within five
years of the date of this permission.
b. The development hereby approved must be begun not later than
whichever is the later of the following dates:
I. The expiration of five years from the date of this permission; OR
Il. The expiration of two years from the final approval of the reserved
matters or, in the case of approval on different dates, the final
approval of the last such matter to be approved.

Reason
In order to comply with the requirements of the Town and Country
Planning Act 1990.

03
The permission hereby granted shall relate to the area shown outlined in
red on the approved site plan.

Reason
To define the permission and for the avoidance of doubt.

04

The reserved matters application pursuant to this permission shall take
account of the existence of Listed Buildings at Highfield Farm and the
proposed layout shall provide a separation distance of a minimum of 10
metres to these buildings to enable their setting to be retained.

Reason
In the interest of the setting and character of adjacent Listed Buildings in
accordance with the NPPF.

05

Prior to the commencement of development hereby approved, a scheme
shall be submitted to and approved in writing by the Local Planning
Authority detailing how the use of sustainable/public transport will be
encouraged. The agreed details shall be implemented in accordance with
a timescale to be agreed by the Local Planning Authority.
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Reason
In order to promote sustainable transport choices.

06

The location and design of the proposed site access shall be designed in
accordance with guidance from South Yorkshire Residential Design
guide.

Reason
In the interest of achieving a safe and adequate access into the site in
accordance with the NPPF.

07
Provision shall be made for a prospectively adoptable road link to the
adjacent land to the west of the site.

Reason
In the interest of ensuring that the adjacent land is not precluded from
development in the future.

08

The site layout shall be designed in accordance with guidance from South
Yorkshire Residential Design guide and Manual for Streets and car
parking facilities shall be provided in accordance with the Council’s Car
Parking Standards

Reason

To ensure an appropriate and acceptable layout including provision of
adequate car parking and inter-house spacing standards within the
development.

09

Before the development is commenced road sections, constructional and
drainage details shall be submitted to and approved by the Local Planning
Authority, and the approved details shall be implemented before the
development is completed.

Reason
No details having been submitted they are reserved for approval.

10

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:-

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

e The provision to be made for analysis and reporting.

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

e The provision to be made for deposition of the archive created.

« Nomination of a competent person/persons or organisation to
undertake the works.

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

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.

11

The detailed plans to be submitted in accordance with the requirements of
this permission shall include a tree survey in accordance with BS
5837:2012 Trees in Relation to Design, demolition and construction
Recommendations.

Reason

In order that the Local Planning Authority may consider the desirability of
retaining trees in the interests of amenity and in accordance with UDP
Policies ENV3 ‘Borough Landscape’, ENV3.1 ‘Development and the
Environment’, ENV3.2 ‘Minimising the Impact of Development’ and
ENV3.4 ‘Trees, Woodlands and Hedgerows’.

12

No tree or hedge shall be cut down, uprooted or destroyed nor shall any
tree or hedge be pruned other than in accordance with the approved
plans and particulars, without the written approval of the Local Planning
Authority. Any pruning works approved shall be carried out in accordance
with British Standard 3998 (Tree Work).

If any tree or hedge is removed, uprooted or destroyed or dies, another
tree or hedge shall be planted in the immediate area and that tree or
hedge shall be of such size and species, and shall be planted at such
time, as may be specified in writing by the Local Planning Authority.



Page 7

PLANNING BOARD - 09/10/14 23T

T39.

T40.

Reason

In the interests of the visual amenities of the area and in accordance with
UDP Policies ENV3 ‘Borough Landscape’, ENV3.1 ‘Development and the
Environment’, ENV3.2 ‘Minimising the Impact of Development and
ENV3.4 ‘“Trees, Woodlands and Hedgerows’.

APPLICATION TO MODIFY A SECTION 106 AGREEMENT IMPOSED
BY PLANNING PERMISSION RB2006/0943, TO REDUCE THE
AMOUNT OF CONTRIBUTION IN ACCORDANCE WITH THE
FLOORSPACE DEVELOPED AND TO RELINQUISH TO REMAINING
PERMISSION WHICH HAS NOT BEEN IMPLEMENTED (RB2014/0426)

Further to Minute No. 120 of the meeting of the Planning Board held on
9th November, 2006, consideration was given to a report of the Director of
Planning and Regeneration Service concerning the above application for
planning permission at the former Corus Steelworks, Sheffield Road,
Templeborough for Magna 34 Business Park Ltd.

Resolved:- That the Section 106 Agreement be amended to allow for a
reduction in the contribution relative to the constructed and proposed
floorspace and also to add a clause to relinquish the remainder of the
permission which has not/will not be implemented.

UPDATES

(1) Rotherham Local Plan — drop-in session for Elected Members and the
Chairs of Parish Councils, taking place on Thursday afternoon, 9th
October, 2014, at the Town Hall, Rotherham (in advance of the public
consultation about the Local Plan, beginning on 13th October, 2014).

(2) The Planning Board agreed to make a visit of inspection, on a date to
be arranged, to the Maltby colliery site, off Tickhill Road, Maltby, the
subject of an application for planning permission for the tipping of
materials.



Page 8 Agenda ltem 6

ROTHERHAM METROPOLITAN BOROUGH COUNCIL

PLANNING REGULATORY BOARD

DEFERMENTS

Planning applications which have been reported on the Planning Board
Agenda should not be deferred on request without justification.

Justification for deferring a decision can arise from a number of matters:-

(@) Members may require further information which has not previously
been obtained.

(b) Members may require further discussions between the applicant and
officers over a specific issue.

(c) Members may require a visit to the site.

(d) Members may delegate to the Director of Service the detailed
wording of a reason for refusal or a planning condition.

(e) Members may wish to ensure that an applicant or objector is not
denied the opportunity to exercise the “Right to Speak”.

Any requests for deferments from Members must be justified in Planning
terms and approved by the Board. The reason for deferring must be
clearly set out by the Proposing Member and be recorded in the minutes.

The Director of Planning and Transportation Service or the applicant may
also request the deferment of an application, which must be justified in
planning terms and approved by the Board.
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SITE VISITS

Requests for the Planning Board to visit a site come from a variety of sources:-
the applicant, objectors, the Parish Council, local Ward Councillors, Board
Members or sometimes from the Director of Planning and Transportation
Service.

Site visits should only be considered necessary if the impact of the proposed
development is difficult to assess from the application plans and supporting
information provided with the officer's written report; if the application is
particularly contentious or the application has an element that cannot be
adequately expressed in writing by the applicant or objector. Site visits can
cause delay and additional cost to a project or development and should only be
used where fully justified.

The reasons why a site visit is called should be specified by the Board and
recorded.

Normally the visit will be programmed by Democratic Services to precede the
next Board meeting (i.e. within two weeks) to minimise any delay.

The visit will normally comprise of the Members of the Planning Board and
appropriate officers. Ward Members are notified of visits within their Ward.

All applicants and representees are notified of the date and approximate time of
the visit. As far as possible Members should keep to the schedule of visits set
out by Committee Services on the Board meeting agenda.

Normally the visit will be accessed by coach. Members and officers are
required to observe the site directly when making the visit, although the item will
be occasioned by a short presentation by officers as an introduction on the
coach before alighting. Ward Members present will be invited on the coach for
this introduction.

On site the Chairman and Vice-Chairman will be made known to the applicant
and representees and will lead the visit allowing questions, views and
discussions. The applicant and representees are free to make points on the
nature and impact of the development proposal as well as factual matters in
relation to the site, however, the purpose of the visit is not to promote a full
debate of all the issues involved with the application. Members must conduct
the visit as a group in a manner which is open, impartial and equitable and
should endeavour to ensure that they hear all points made by the applicant and
representees.

At the conclusion of the visit the Chairman should explain the next steps. The
applicant and representees should be informed that the decision on the
application will normally be made later that day at the Board meeting subject to
the normal procedure and that they will be welcome to attend and exercise their
“Right to Speak” as appropriate.
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REPORT TO THE PLANNING REGULATORY BOARD TO BE HELD ON THE
30TH OCTOBER, 2014

The following applications are submitted for your consideration. It is
recommended that decisions under the Town and Country Planning Act 1990 be
recorded as indicated.

INDEX PAGE

RB2014/0459
Demolition of existing building & erection of a 3 storey | Page 12
building comprising of 6 No. apartments at The Pavilion
Worksop Road Swallownest for Beaver Homes

RB2014/0890
Demolition of existing structures and erection of a two storey | Page 24
block of 14 No. flats at land at High Street Rawmarsh for
Hather Plant Hire Ltd

RB2014/0923
Outline Application for residential development comprising | Page 36
7no. two-bed and 4 no. three / four bed properties with details
of access and layout at Bradgate House Wortley Road
Kimberworth for Mrs H Wright

RB2014/1045
Application to vary condition 02 (minor changes to footprint | Page 51
and elevations and the installation of a conveyor belt between
buildings 1 and 11) imposed by RB2013/1331 (Installation of a
biomass energy development incorporating a 350,000 tpa
wood pellet manufacturing process and an associated
biomass combined heat & power (CHP) plant) at Firth Rixon
Ickles Works Sheffield Road Templeborough for Brite
Partnership (North East) Ltd

RB2014/1083
Demolition of existing school buildings and erection of 2/ 3- | Page 71
storey school building with associated parking, hardstanding
and landscape works at Oakwood High School Moorgate
Road Moorgate for Kier Construction

RB2014/1145
Application to vary condition 23 (opening times) imposed by | Page 92
RB2014/0230 (Demolition of existing units and construction of
new food store with car parking, landscaping & associated
works) at land at Bawtry Road Bramley for Aldi Stores Ltd
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RB2014/1146

Application to vary condition 09 (opening times) imposed by
RB2009/1211 (Erection of foodstore with associated car
parking, landscaping and new access) at Aldi Foodstore Ltd
126 Fitzwilliam Road Eastwood for Aldi Stores Ltd

Page 108

RB2014/1152

Application to vary condition 18 (opening hours) imposed by
RB2013/1522 (Erection of food retail store with associated car
parking) at land at Sheffield Road Swallownest for Aldi Stores
Ltd

Page 113

RB2014/1217

Application to vary Conditions 01 (approved plans), 02
(materials) & 03 (working hours) imposed by RB2014/0057
(Continuation of erection of buildings to form waste treatment
and renewable energy facility including ancillary visitor
centre, installation of weighbridges, substations, firewater
storage tank & pump house, fuel storage tank, fencing and
external lighting, formation of access road to Bolton Road
including bridge across Hound Hill Dyke, alteration to
bridleway and associated car parking and landscaping) at
Land at Bolton Road Manvers for Shanks Waste Management

Page 125




Page 12

REPORT TO THE PLANNING REGULATORY BOARD TO BE HELD ON THE
30TH OCTOBER, 2014

The following applications are submitted for your consideration. It is
recommended that decisions under the Town and Country Planning Act 1990 be
recorded as indicated.

Application Number | RB2014/0459

Proposal and | Demolition of existing building & erection of a 3 storey building
Location comprising of 6 No. apartments, The Pavilion, Worksop Road,
Swallownest

Recommendation Grant subject to conditions

TR e
TL§=|II|

AR

N

Site Description & Location

The application site is The Pavilion Snooker Hall, Worksop Road, Swallownest a former
Edwardian Cinema that forms a prominent part of this area of Swallownest. The
snooker club fronts onto Worksop Road, with a highway access to the side. The building
takes up the majority of the site, with minimal open space surrounding it. The area is
generally mixed with a wide variety of residential properties, including directly adjacent
to the east and west and off The Beeches to the rear, and some commercial buildings,
including the new Aston Customer Service centre to the east.
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Background

Historically the site was undeveloped from 1855 — 1905. From the 1920’s onwards a
Public Hall was constructed over the northern two thirds of the site. By 1935 the
building can be seen to cover the majority of the site and is marked as ‘cinema’. By
1972 the building layout is shown as the same but labelled as a Bingo Hall.

RB2002/1362 - Change of use from snooker club to restaurant and hot food takeaway -
REFUSED

01

It is considered that the proposed development would be materially detrimental to the
residential amenities of adjoining occupiers by way of the generation of extraneous
traffic and all associated nuisance, particularly during the late hours of the evening.

02

It is considered that the proposed development would be materially detrimental to the
residential amenities of the adjoining occupiers by way of noise and fumes from the
fume extraction unit.

03

The proposed use would result in the generation of additional traffic and associated
parking and turning manoeuvres in the highway to the detriment of the free and safe
flow of traffic.

Proposal

The applicant seeks to demolish the existing Edwardian Snooker Hall and erect a new
block of six, two bedroom flats with parking for four cars to the rear, utilising the existing
access point onto Worksop Road, which would be retained at its current width of 2.75m
(minimum). The rear courtyard will also include a small area of amenity space. The
plans have been amended to include bollards at the front of the building to prevent
indiscriminate parking on the footway/forecourt.

The new flats will measure 10m high (6.8m eaves), 10m wide and 15.3m long. The
existing building to be demolished is approximately 10.3m high (7m to eaves), 9.5m
wide and 35m long, and as such the proposed building is marginally lower than the
existing Edwardian property and significantly shorter. The height of the eaves will
however be higher than the existing Snooker Hall as the roof design has changed. The
applicant has indicated that the existing Snooker Hall is no longer viable and due to its
age is in a poor state of repair.

The applicant has submitted a supporting letter justifying the demolition of the Snooker
Hall: The applicant states the following:

e The applicant ran the business profitably between 1990 -2004.

o Between 2004 — 2009 the business was rented out and got into financial
difficulties due to changes in the licensing industry, the smoking ban and
supermarket low cost alcohol.

e Attempts to revive the business have failed to make the Pavilion profitable. In
addition successful live music events put on at the Snooker Hall, received a
number of complaints from local residents and the Council took enforcement
through a noise abatement notice.
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The applicant’s design & access statement states that:

e The site is located in the "town centre" of Swallownest on a busy through road
adjacent to other residential properties. A good supply of localised on street
parking is available, if required.

e Properties in the area vary in their mass and style but in the majority seem to be
brick built two storey terraced properties. Other properties in the area are
detached or semi-detached with many different wall and roof materials used.

e Each apartment has access to a rear amenity space, which would be accessed
externally through the adjacent car parking area. The amenity area (which will
include a small secure bike park) is 98m2.

e The apartments are to be assigned car parking spaces depending on car
ownership (a small reduction in rent is to be assigned to apartments with no
access to the car park). The car parking area allows turning on site and utilises
the existing access and drop kerb though this is to be extended as the current
access is deemed to be inadequate even for its existing needs.

e The design concept of the proposals was to take inspiration from the surrounding
area and update the design with a sum of the best features in the area. This
would help to reduce the impact of the property when sat on Worksop Road with
other existing properties of the same general type surrounding it. Every
opportunity to enhance and reflect existing features has been taken. The use of
similar materials to those already present in the area will further help to establish
the proposals given the existing adjacent properties.

A land contamination report has been submitted in the form a phase 1 desk summary
which concludes that:

* There is a Low to Very Low Risk to future site users from potential site contamination.
« There is a Very Low Risk to off-site human health receptors from potential
site

contamination.

* There is a Very Low Risk to surface waters and groundwater (controlled waters) from
potential

site contamination.

* There is a Very Low Risk to BBM&S from direct contact with potential site
contamination.

* There is a Very Low Risk to BBM&S from ground gas & soil vapours.

A bat survey has been submitted which concludes that:

As no evidence of roosting bats was found and no features were considered suitable for
roosting bats, it is considered that no further survey work or specific mitigation will be
required. An EPS (Bats) Licence from Natural England will not be required before the
works begin.

No evidence of bird nesting was identified and no features on the building were
considered suitable for nesting birds. Therefore, building demolition works will not be
constrained by the bird breeding season i.e. March to September inclusive.

Development Plan Allocation and Policy
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The Core Strategy was adopted by the Council on the 10th September 2014 and forms
part of Rotherham’s Local Plan together with ‘saved’ policies from the Unitary
Development Plan (UDP).

The application site is allocated for Retail (Town Centre) use in the UDP. For the
purposes of determining this application the following policies are considered to be of
relevance:

Core Strategy policy(s):

CS1 - Delivering Rotherham’s Spatial Strategy
CS28 — Sustainable Design

The application has been assessed against the following UDP policies:

HG4.3 ‘Windfall Sites’
T6 ‘Location and Layout of Development’
CR1.5 ‘Community Facilities’

Other Material Considerations
The South Yorkshire Residential Design Guide (SYRDG).
Supplementary Planning Guidance ‘Housing Guidance 3: Residential infill plots’.

National Planning Policy Framework: The NPPF came into effect on March 27" 2012
and replaced all previous Government Planning Policy Guidance (PPGs) and most of
the Planning Policy Statements (PPSs) that existed. It states that “Development that is
sustainable should go ahead, without delay — a presumption in favour of sustainable
development that is the basis for every plan, and every decision.”

The NPPF states that “due weight should be given to relevant policies in existing plans
according to their degree of consistency with this framework (the closer the policies in
the plan to the policies in the Framework, the greater the weight that may be given).”

The Core Strategy/Unitary Development Plan policies referred to above are consistent
with the NPPF and have been given due weight in the determination of this application.

National Planning Practice Guidance (NPPG) - On 6 March 2014 the Department for
Communities and Local Government (DCLG) launched this planning practice guidance
web-based resource. This was accompanied by a Written Ministerial Statement which
includes a list of the previous planning practice guidance documents cancelled when
this site was launched.

Publicity
The application has been advertised by way of site notice, while neighbours have been
notified in writing. 8 letters of support have been received and 7 letters of objection

have been received including a letter from the Aston Parish Council.

The letters in support state that:
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The scheme will benefit the area financially.

The scheme will provide affordable flats and make use of a redundant site.

The current Pavilion Sports Bar is no longer viable.

The Pavilion is very old and in a state of disrepair.

There is a need for such accommodation in the area.

No increase in parking demand from the existing use.

The proposed building is in keeping with the area and other recently constructed
large buildings.

The letters objecting to the application state that:

e The development may cause parking problems on The Beeches, both during and
after construction.

Six flats are too many for only four parking spaces.

The height, appearance and physical size represents overdevelopment.

The access drive to the side of the building is shared.

Loss of community facility, potential for another community use.

Aston Parish Council considers that the development represents an overdevelopment of
the site and that there is insufficient parking provision proposed.

A total of 5 people including the applicant have requested the right to speak.
Consultations

Streetpride (Transportation and Highways): Consider visibility at the existing vehicular
access to Worksop Road, (2m x 32m available, 2m x 43m desirable sightline) and the
available access width (minimum 2.75m), are acceptable since the development, if
implemented, is likely to generate limited additional vehicular traffic only to the site. In
respect of parking, the Transportation Unit notes that the provision of 4 No. parking
spaces is less than the Council’s current car parking standards which would warrant a
total of 9 No. spaces for 6 No. flats. As such, and bearing in mind the central location of
the site within Swallownest, well served by public transport, no objections are raised
subject to measures to promote sustainable modes of travel, such as TravelMaster
Passes and cycle parking.

Streetpride (Ecology): There are no ecological constraints to the proposed
development. Suggestions have been provided to demonstrate an appropriate level of
biodiversity gain in accordance with national and local planning policy, which would be
addressed by way of a recommended condition.

Yorkshire Water: No comments are required from Yorkshire Water (noted that foul water
only to be drained to public sewer, with surface water to soakaway).

Housing and Neighbourhood Services (Land Contamination): Notes that the application
site is located within an area where coal measures are likely to be present at the site
surface. It is reported that the available geological information suggests a considerable
thickness of sandstone/mudstone is present at the surface of the site. For this reason
ground gases are considered unlikely at concentrations that may affect the
development. Given the past uses of the site and the lack of potentially contaminative
activities ground contamination is considered highly unlikely. Concurs with the
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Contamination Report submitted that there is very low risk to the future users of the site
from potential site contamination.

Appraisal

Where an application is made to a local planning authority for planning permission.....In
dealing with such an application the authority shall have regard to -

(a) the provisions of the development plan, so far as material to the application,
(b) any local finance considerations, so far as material to the application, and
(c) any other material considerations. - S. 70 (2) TCPA ‘90.

If regard is to be had to the development plan for the purpose of any determination to be
made under the planning Acts the determination must be made in accordance with the
plan unless material considerations indicate otherwise - S.38 (6) PCPA 2004.

The main considerations in the determination of the application are considered to be:

i) The principle of the proposed development and the loss of a community
asset.

ii) The design of the proposed building and its impact on the visual amenity of
the streetscene.

iii) The number of units proposed and its density.

iv) The impact of the development on the amenity of neighbouring residents.

V) Highway issues.

The principle of the proposed development and the loss of a community asset;

The application site is located within an area allocated for Retail (Town Centre) use
within the Council’'s adopted Unitary Development Plan (UDP). Core Strategy Policy
CS1 - Delivering Rotherham’s Spatial Strategy states that: “Most new development will
take place within Rotherham’s urban area and at Principal Settlements for Growth. At
Principal Settlements and Local Service Centres development will be appropriate to the
size of the settlement, meet the identified needs of the settlement and its immediate
area and help create a balanced sustainable community. Our strategy will make the
best use of key transport corridors, existing infrastructure, services and facilities to
reduce the need to travel and ensure that wherever possible communities are self-
contained.”

The NPPF states at paragraph23 that local planning authorities should; “recognise that
residential development can play an important role in ensuring the vitality of centres and
set out policies to encourage residential development on appropriate sites.”

With regard to the re-introduction of residential on this site it is considered that, given
that the immediate surroundings predominantly consists of residential development,
such a development would not have a detrimental impact on the vitality of this part of
the town centre. In addition, the commercial use has generated objection in the past
from local residents and has caused conflict between the immediately surrounding
residents which has apparently prevented the Pavilion from operating in a profitable
manner. The commercial use has not been provided with any off-street parking such
that its use is not desirable as it would result in on street parking on a busy main road.
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It is noted that at the heart of the National Planning Policy Framework there is a
presumption in favour of sustainable development and Local Planning Authorities
should approve development proposals that accord with the development plan without
any delay. The development hereby proposed would be within a sustainable area and
furthermore provide much needed residential accommodation.

In respect of the loss of the community facility, public houses are considered to
constitute a community facility and whilst the building has been used as a snooker hall,
it has been open to the general public as a drinking establishment. Policy CR1.5
‘Community Facilities’ states that “development proposals which involve the loss of key
community facilities shall only be permitted where the Local Planning Authority is
satisfied that the retention of the land or building in community use is no longer viable,
or where adequate alternative provision has been made or where some other overriding
public benefit will result from the loss of the facility”.

The NPPF states at paragraph 70 that planning decisions should; “guard against the
unnecessary loss of valued facilities and services, particularly where this would reduce
the community’s ability to meet its day to day needs.”

In this instance, and notwithstanding the viability argument for the loss of the building, it
is noted that there are other shops and public houses and other drinking establishments
within the Swallownest/ Aston area. As such, it is considered that the loss of this facility
would not lead to the loss of a “key community facility” as would be the case if the public
house was the last such establishment within the village. Therefore it is considered that
the loss of the use of the building as a community facility is not contrary to Policy CR1.5
‘Community Facilities’ or to the guidance in the NPPF.

In light of the above it is considered that the principle of introducing a residential use
onto this site within an area allocated for retail would by virtue of the reasons detailed
above and the information submitted by the applicant in support of this application
would be in compliance with the relevant Core Strategy and UDP Policies as well as the
advice in the National Planning Policy Framework.

Design issues and impact on streetscene

Core Strategy Policy CS28 - Sustainable Design states that: “Proposals for
development should respect and enhance the distinctive features of Rotherham. They
should develop a strong sense of place with a high quality of public realm and well
designed buildings within a clear framework of routes and spaces. Development
proposals should be responsive to their context and be visually attractive as a result of
good architecture and appropriate landscaping.”

One of the core planning principles outlined within the NPPF at paragraph 17 states,
planning should always seek to secure high quality design. Paragraph 56 further states:
“The Government attaches great importance to the design of the built environment.
Good design is a key aspect of sustainable development is indivisible from good
planning and should contribute positively to making places better for people.” In
addition paragraph 64 adds 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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The building hereby proposed is three-storey high and is set to the front of the site with
parking and an amenity space area to the rear. The applicant has indicated that the
building will be constructed in red brick, render and concrete rooftiles. The area has a
wide variety of building materials and as such the proposed materials are acceptable
and will not appear out of keeping.

The eaves height of the proposed building would be higher than the existing and as
such the massing of the building would visually increase, especially when viewed from
the West. In this instance the streetscene is very varied and can accommodate a
slightly higher structure of three storeys in height. The nearby modern health centre is
very dominant in the streetscene and at four storeys on the hilltop forms the main focal
point in the area. With the varied streetscene in mind, the three storey building, with a
combination of render and brickwork will not appear out of keeping in the streetscene.

It is therefore considered that the design of the scheme satisfies the requirements of
paragraph 56 of the NPPF, and would improve the character of the area; in addition the
scheme would satisfy the provisions outlined within Core Strategy Policy CS28.

In light of the above it is considered that the design of the building is one that is
acceptable and would satisfy the relevant design policies and criteria of the NPPF and
UDP.

The number of units proposed and its density;

UDP Policy HG5 ‘The Residential Environment’ states that the Council: “will encourage
the use of best practice in housing layout and design in order to provide developments
which enhance the quality of the residential environment.” This Policy supports and
complements the best practice guidance outlined in the SYRDG and paragraph 56 of
the NPPF.

The proposal is for 6 flats within a three-storey building which represents a density of
120 dwellings per hectare, although this figure does not include the public highway.
Whilst this is a high density, it is not unusual in a town centre location. The proposed 6
no. 2-bed apartments meet the minimum 62sqgm internal space standard set out within
the South Yorkshire Residential Design Guide.

With regard to the external private space for the residents, The South Yorkshire
Residential Design Guide states that for shared private spaces: “Shared private space
for flats must be a minimum of 50 sq. metres plus an additional 10 sg. metres per unit
either as balcony space or added to shared private space.” In this instance this would
be equivalent to 110 sqm. The proposal is provided with approximately 100 sq. metres
of communal space to the rear of the building within a courtyard type area of soft
landscaping. In addition the flats will have Juliet balconies and an area of landscaping
will be provided to the front of the site of some 40sqm. Therefore in this instance the
proposed amenity space exceeds the Council’s minimum standards.

In view of the above it is considered that the six proposed flats would not be overly
dominant or results in the overdevelopment of the site. As such the proposal is in
compliance with the NPPF, UDP policy HG5 and the South Yorkshire Design Guide.

Impact on amenity of neighbouring residents
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In assessing the impact of the proposed development on the amenity of neighbouring
residents, regard has been given to the Council’'s adopted SPG ‘Housing Guidance 3:
Residential infill plots’ which sets out the Council's adopted inter-house spacing
standards. The guidance states there should be a minimum of 20 metres between
principle elevations and 12 metres between a principle elevation and an elevation with
no habitable room windows. In addition, no elevation within 10 metres of a boundary
with another residential property should have a habitable room window at first floor.

In this instance the new structure would greatly reduce the impact upon neighbouring
residents when compared to the existing building. The proposed building would be
approximately 20m shorter (from front to back) than the existing building, thereby
significantly reducing the built form in this respect when viewed form adjoining
properties either side and at the rear. As such the outlook from these adjacent
properties would be greatly improved. All new habitable windows will face the main road
at the front or overlook the private garden and parking area at the rear, and as such the
flats will not result in the overlooking of neighbouring residents.

It is therefore considered that the proposed development would not have any significant
impact on the existing amenity levels of the occupiers of these neighbouring properties.
This is because the proposal would not cause any loss of privacy or result in any
overshadowing of neighbouring properties or amenity spaces. As such it is in
accordance with Policy HG4.8 of the UDP and the guidance in the NPPF.

Highway issues

The site would be provided with 4 car parking spaces. The parking area would be
accessed off Worksop Road via an existing shared access road. The applicant has
agreed to cycle parking provision as well as TravelMaster passes to encourage future
residents to use public transport. Furthermore the applicant has amended the plans to
include bollards to the front courtyard to prevent indiscriminate parking.

The Council’'s Transportation Unit have indicated that 4 spaces are acceptable in this
area, given the sustainable location of the development and the applicant’s willingness
to provide travel master passes.

Therefore subject to recommended conditions the proposal would comply with the
requirements detailed within UDP Policy T6 ‘Location and Layout of Development’,
which states that the Council, in considering the location of new development, will have
regard to the increasing desirability of reducing travel demand.

Conclusion

Having regard to the above it is concluded that the proposed development would
provide valuable residential accommodation in this location and would not result in the
loss of an important community asset, bearing in mind that the Swallownest/Aston area
is well served by a range of similar Public Houses to compensate for the loss.

Furthermore the Council considers that the proposed development by virtue of its scale
and layout would be in keeping with the immediate surrounding area and would not
have an adverse impact on the streetscene. The proposed development would not be
detrimental to the occupiers of neighbouring properties by being overbearing, nor would
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it result in any overshadowing or loss of privacy due to its siting and relationship with
neighbouring properties.

The proposals would not be detrimental in highway safety terms with adequate parking
on site. Furthermore the site is considered to be located in a sustainable location with
access to a range of transport options.

As such the proposal complies with the NPPF, NPPG, UDP, Core Strategy and South
Yorkshire Residential Design and is subsequently recommended for approval.

Conditions

01
The development hereby permitted shall be commenced before the expiration of three
years from the date of this permission.

Reason
In order to comply with the requirements of the Town and Country Planning Act 1990.

02

The permission hereby granted shall relate to the area shown outlined in red on the
approved site plan and the development shall only take place in accordance with the
submitted details and specifications as shown on the approved plans (as set out below)
(Drawing numbers JBA.3218.101.C Rev C)(received 07/10/2014)

Reason
To define the permission and for the avoidance of doubt.

03

No development shall take place until details of the materials to be used in the
construction of the external surfaces of the development hereby permitted have been
submitted or samples of the materials have been left on site, and the details/samples
have been approved in writing by the Local Planning Authority. The development shall
thereafter be carried out in accordance with the approved details/samples.

Reason

To ensure that appropriate materials are used in the construction of the development in
the interests of visual amenity and in accordance with Core Strategy Policy CS28 —
Sustainable Design.

04
The cycle parking indicated on the submitted plan shall be provided before the
development is occupied and shall thereafter be retained.

Reason
In order to promote sustainable transport choices.

05
The sustainable travel measures listed in the Design and Access Statement shall be
implemented concurrent with the occupation of each flat.

Reason



Page 22

In order to promote sustainable transport choices.

06
The proposed bollards indicated on the submitted plan shall be provided before the
development is occupied and shall thereafter be retained.

Reason
In the interest of highway safety

07
Before the development is brought into use, that part of the site to be used by vehicles
shall be constructed with either;
a/ a permeable surface and associated water retention/collection drainage, or;
b/ an impermeable surface with water collected and taken to a separately
constructed water retention/discharge system within the site.
The area shall thereafter be maintained in a working condition.

Reason

To ensure that surface water can adequately be drained and to encourage drivers to
make use of the parking spaces and to ensure that the use of the land for this purpose
will not give rise to the deposit of mud and other extraneous material on the public
highway in the interests of the adequate drainage of the site and road safety.

08
Before the development is brought into use the car parking area shown on the approved
plan shall be provided, marked out and thereafter maintained for car parking.

Reason
To ensure the provision of satisfactory garage/parking space and avoid the necessity for
the parking of vehicles on the highway in the interests of road safety.

09

Prior to occupation of the apartments if subsoils/topsoils are required to be imported to
site for garden/soft landscaping areas, then these soils will need to be tested at a rate
and frequency to be agreed with the Local Planning Authority to ensure they are free
from contamination. If materials are imported to site then the results of testing
thereafter shall be presented to the Local Planning Authority in the format of a
Validation Report.

Reason

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely
without unacceptable risks to workers, neighbours and other offsite receptors.

10

In the event that during development works unexpected significant contamination is
encountered at any stage of the process, the Local Planning Authority shall be notified
in writing immediately. Any requirements for remedial works shall be submitted to and
approved in writing by the Local Authority. Works thereafter shall be carried out in
accordance with an approved Method Statement. This is to ensure the development
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will be suitable for use and that identified contamination will not present significant risks
to human health or the environment.

Reason

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely
without unacceptable risks to workers, neighbours and other offsite receptors.

11

Before the development is commenced on site, details of bird nesting features
(minimum of 6no.) on the proposed structure for species such as house sparrows and
house martins shall be submitted to and approved by the Local Planning Authority and
the approved features shall be installed before the dwellings are first occupied.

Reason
In the interests of the local ecology in accordance with advice in the NPPF.

Informatives

01

It is recommended that the following advice is followed to prevent a nuisance/ loss of
amenity to local residential areas. Please note that the Council’'s Neighbourhood
Enforcement have a legal duty to investigate any complaints about noise or dust. If a
statutory nuisance is found to exist they must serve an Abatement Notice under the
Environmental Protection Act 1990 .Failure to comply with the requirements of an
Abatement Notice may result in a fine of up to £20,000 upon conviction in Rotherham
Magistrates' Court. It is therefore recommended that you give serious consideration to
the below recommendations and to the steps that may be required to prevent a noise
nuisance from being created.

(i) Except in case of emergency, operations should not take place on site other than
between the hours of 08:00 — 18:00 Monday to Friday and between 09:00 — 13:00 on
Saturdays. There should be no working on Sundays or Public Holidays. At times when
operations are not permitted work shall be limited to maintenance and servicing of plant
or other work of an essential or emergency nature. The Local Planning Authority should
be notified at the earliest opportunity of the occurrence of any such emergency and a
schedule of essential work shall be provided.

(i) Heavy goods vehicles should only enter or leave the site between the hours of 08:00
— 18:00 on weekdays and 09:00 — 13:00 Saturdays and no such movements should
take place on or off the site on Sundays or Public Holidays (this excludes the movement
of private vehicles for personal transport).

(iif) Best practicable means shall be employed to minimise dust. Such measures may
include water bowsers, sprayers whether mobile or fixed, or similar equipment. At such
times when due to site conditions the prevention of dust nuisance by these means is
considered by the Local Planning Authority in consultations with the site operator to be
impracticable, then movements of soils and overburden shall be temporarily curtailed
until such times as the site/weather conditions improve such as to permit a resumption.
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(iv) Effective steps should be taken by the operator to prevent the deposition of mud,
dust and other materials on the adjoining public highway caused by vehicles visiting and
leaving the site. Any accidental deposition of dust, slurry, mud or any other material
from the site, on the public highway shall be removed immediately by the developer.

POSITIVE AND PROACTIVE STATEMENT

The applicant and the Local Planning Authority engaged in pre application discussions
to consider the development before the submission of the planning application. The
application was submitted on the basis of these discussions, or was amended to accord
with them. It was considered to be in accordance with the principles of the National
Planning Policy Framework.

Application Number

RB2014/0890

Proposal and
Location

Demolition of existing structures and erection of a two storey
block of 14 No. flats on land at High Street, Rawmarsh. S62 6LN

Recommendation Grant subject to conditions

Site Description & Location

The site is in a prominent location on High Street, a busy classified road, approximately
150 metres south-west of the Bellows Road shopping centre. The proposed
development site is 0.22 hectares in area and is currently occupied by a van hire
business known as Hather Plant Hire. The site comprises of a canopy that was
associated with the previous use of the site as a petrol filling station and there is a small
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ancillary brick built structure and a storage unit towards the south of the site and is
enclosed by a 2m high grey palisade fence.

Whilst the majority of the site is hard-surfaced, there is evidence of previous uses
including that of the former petrol station forecourt. To the west of the site lies a
significant area of woodland that is associated with Rawmarsh Cemetery, allocated as
Urban Greenspace in the Rotherham UDP. North west of the site lies an area of
greenbelt land that is associated with some allotments. Approximately 50 metres to the
south of the site lies St Mary’s Church, a grade 2 listed building that is of significant
architectural and historic interest. Opposite the church is the grade 2* Listed Rawmarsh
Rectory building. Residential properties lie to the north-east of the site, comprising
mainly of two storey cottages.

Properties in the area vary in their mass and style but in the majority
are brick built two storey properties with a traditional design. Other properties are
located nearby with stone and render finishes also present.

Background

The site has been used as a Petrol Filling Station and garage since the early 1950s.
The site is currently used by Fleetline Vehicle Hire.

The most relevant applications can be summarised as follows:
RB2007/1184 — 18 units comprising of 16 apartments and 2 houses —withdrawn

RB2008/0966 — Outline application for the erection of 2 No. two storey apartment
buildings (10 apartments in total) — granted

Proposal

This is a full application for the erection of 14 no. apartments that is sited in a single two
storey rectangular block located parallel with High Street on a north-south elevation.
The proposed apartments will be located approximately 23m from High Street behind a
car park and landscaped area. The apartments meet minimum internal spacing
standards recommended in the SYRDG.

The proposed development incorporates a two storey building with a high roofline using
predominantly brick materials with two recessed glazed stairwells to break the front
facade up.

Private amenity space is provided at the rear of the building with all

units having a common access through either rear apartment accesses

(in the case of ground floor rear facing apartments) or through secure

access gates located on the front elevation of the building. The site has a total area of
approximately 2,200 square metres and the proposed building will have a footprint of
approximately 558sgm giving the built footprint area of approximately a quarter
(25.47%) of the overall site area.

A private off road car parking area is located at the front of the building, accommodating
21 car parking spaces of which two of those would be for disabled use.
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The application has been supported by a Design and Access Statement. The main
points of which can be summarised as follows:

The use of projecting gables, the particular design of the glazed elements and
the use of fully glazed stair compartments will help to break up the mass of the
building sufficiently to help reduce the overall massing.

The proposed setting back into the site of the proposed building along with the
soft and hard landscaping between the road and the building will help to reduce
any remaining impact.

The rear amenity space of the proposals is at least 403sgm and is available for
the use of all the apartments.

Generally, areas around the parking area and front elevation (areas not occupied
by trees and bushes) are to be set to grass. The amenity area is to be set to
grass with trees and bushes to the perimeter.

Following discussions with the agent, the following amendments have been made:

A reduction in the gradient of the proposed vehicular access to the site to
approximately 1 in 16.

A re-location of the refuse store to the left and front of the building.

A reduction in the space provided for turning and more prominence given to the
landscaping and entranceways to the front of the building.

An increased landscape strip between the car park and the front of the building.

Development Plan Allocation and Policy

The Core Strategy was adopted by the Council on the 10th September 2014 and forms
part of Rotherham’s Local Plan together with ‘saved’ policies from the Unitary
Development Plan (UDP).

The application site is allocated for residential purposes in the UDP. For the purposes of
determining this application the following policies are considered to be of relevance:

Core Strategy policy(s):

CS1 ‘Delivering Rotherham’s Spatial Strategy

CS3 ‘Location of New Development’

CS6 ‘Meeting the Housing Requirement’

CS21 ‘Landscape’

CS23 ‘Valuing the Historic Environment’

CS28 ‘Sustainable Design’

CS33 ‘Presumption in Favour of Sustainable Development’

Unitary Development Plan ‘saved’ policy(s):

HG4.3 ‘Windfall Sites’

HGS5 ‘The Residential Environment’

ENV2.8 ‘Settings and Curtilages of Listed Buildings’
ENV3.2 ‘Minimising the Impact of Development’
ENV3.4 ‘Trees, Woodlands and Hedgerows’

Other Material Considerations
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National Planning Policy Framework: The NPPF came into effect on March 27" 2012
and replaced all previous Government Planning Policy Guidance (PPGs) and most of
the Planning Policy Statements (PPSs) that existed. It states that “Development that is
sustainable should go ahead, without delay — a presumption in favour of sustainable
development that is the basis for every plan, and every decision.

The NPPF states that “due weight should be given to relevant policies in existing plans
according to their degree of consistency with this framework (the closer the policies in
the plan to the policies in the Framework, the greater the weight that may be given).”

The Core Strategy/Unitary Development Plan policies referred to above are consistent
with the NPPF and have been given due weight in the determination of this application.

South Yorkshire Residential Design Guide (SYRDG)

The South Yorkshire Residential Design Guidance (SYRDG) has been adopted by
Barnsley, Doncaster and Rotherham Councils. This guidance relates to issues of unit
size, minimum room dimensions and amenity space. Whilst the SYRDG has a threshold
of 10 dwellings, it also indicates that the Guide is underpinned by the principles in
Building for Life (BfL), Many of the design guidelines are appropriate to smaller
developments and the guidelines and assessment criteria in this Guide will be used as
the main point of reference when assessing schemes of less than ten dwellings.

Publicity

Neighbouring properties were informed by letter on 20 August 2014 and a site notice
was erected on 21 August 2014. In addition the application was advertised in the local
press (Rotherham Advertiser, 29 August 2014). Two representations have been
received and can be summarised as follows:

¢ No notification from applicant that an application to re-develop the site has been
submitted.

Concerns about the position of the bin store.

Increase in the traffic generation.

Is the parking proposed sufficient.

St Mary’s Church has a covenant on it, restricting future development

There are too many flats in the area/region with more family houses required.

One objector has requested the Right to Speak at the meeting.
Consultations

Streetpride (Transportation and Highways) — no objections

Streetpride (Drainage) — final soakaway tests to be carried out
Neighbourhoods (Environmental Health — Land Contamination) — no objections
Neighbourhoods (Urban Design) — amendments initially recommended

Yorkshire Water Services Ltd — no objections
The Coal Authority — awaiting final comments
Streetpride (Tree Officer) — no objections

Appraisal
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Where an application is made to a local planning authority for planning permission.....In
dealing with such an application the authority shall have regard to -

(a) the provisions of the development plan, so far as material to the application,
(b) any local finance considerations, so far as material to the application, and
(c) any other material considerations. - S. 70 (2) TCPA “90.

If regard is to be had to the development plan for the purpose of any determination to be
made under the planning Acts the determination must be made in accordance with the
plan unless material considerations indicate otherwise - S.38 (6) PCPA 2004.

The main considerations in the determination of this application are:
e Principle

e Design and Visual Amenity

¢ Residential Amenity

e Highways Issues

e Other Considerations
Principle

The site is allocated for residential purposes and is brownfield representing previously
developed land with existing buildings and structures located on the site. These include
the former petrol forecourt canopy, along with a large hard-surfaced parking area on the
site that is currently used for parking and storage of vehicles. The site is currently
operational and it is acknowledged that the site currently provides local employment.
However, the business use of the site dates back many years and it is considered that
the character of the surrounding area is now predominantly residential. Saved UDP
Policy HG4.3 ‘Windfall Sites’ indicates that the Council will determine proposals in light
of their location within the built up area and compatibility with adjoining uses.

Policy CS1 ‘Delivering Rotherham’s Spatial Strategy’ indicates that ‘Local Service
Centres development will be appropriate to the size of the settlement, meet the
identified needs of the settlement and its immediate area and help create a balanced
sustainable community’. The location of the site, which is on a quality bus corridor,
within 150 metres of Rawmarsh Shopping Centre and within walking distance of
Parkgate Town Centre is considered to be sustainable in Transportation terms. This
element is considered to meet the general aims of Policy CS1 ‘Delivering Rotherham’s
Spatial Strategy’ as well the general criteria in CS3 ‘Location of New Development’,
CS6 Meeting the Housing Requirement and CS33 Presumption in Favour of
Sustainable Development, by being located on (a) previously-developed (brownfield)
land. (b) being in close proximity to services, facilities and employment opportunities
and (c) having good access to public transport routes and frequency bus services.

One of the objectors raises the large number of flats in the area and the lack of family
houses. In this instance, the Core Strategy nor the SYRDG has any detailed
assessment criteria on what would be an acceptable proportion of flats and houses.
Bearing in mind that this is a relatively small number of dwellings proposed on a windfall
site, it is not considered that the Council could refuse on the potential oversupply of flats
in the area.

In this case, the site is allocated as residential and the predominant character of the
surrounding area is residential and the principle of residential development is therefore
considered acceptable in planning policy terms.



Page 29

Design and Visual Amenity

Policy CS28 Sustainable Design indicates that “development should protect or
contribute to securing a healthy and safe environment, including minimising
opportunities for crime”. The design is considered to represent a modern block of
residential flats in an area that has a number of different architectural styles and
materials. The proposed block of flats is of a modest two storey scale with a low height
to the eaves level and is considered to fit acceptably within the street scene. The
building itself has two glazed stairwells that are considered to create some interest to
the frontage of the property and break the amount of brick frontage and large number of
window openings to the proposal. The majority of the internal spacing standards are
between 62-66sqm which meets minimum recommended standards in the SYRDG.

Policy HG5 '"The Residential Environment' and T8 ‘Access’ indicate that the Council will
encourage best practice in layout and design in order to enhance the quality of
residential environment. It is considered that the vehicular entrance, having an in/out
access on the southern elevation is the most appropriate layout allowing for left and
right turns into the site. At the northern section of the site, High Street becomes a dual
carriageway for over 100m which restricts movement into and out of the site. The
proposed access is considered the most appropriate.

ENV3.2 ‘Minimising the Impact of Development’ indicates that the Council will seek to
minimise adverse impact on the environment, and to conserve and improve its quality. It
is considered that the setting back of the building from High Street is the most
appropriate form of development, which would allow for a more segregated private
amenity space to the rear. The increased landscaping buffer proposed is considered to
reduce the potentially dominant parking area and provide some relief to the amount of
overall built footprint. The proposal has a rear amenity area of approximately 400
square metres that is secured by side gates. Ground floor properties have direct access
to the rear garden area, increasing the access to the amenity area. The amenity area is
significantly above the minimum recommended spacing standards of 190sgm
highlighted in the SYRDG along with the advice in Core Strategy CS28 Sustainable
Design, along with the general advice in ENV3.2 ‘Minimising the Impact of
Development'.

In terms of the impact on the nearby listed church, Rawmarsh St Marys Church is a
grade 2 listed building sited approximately 50m from the southern boundary of the site.
Core Strategy policy CS23 ‘Valuing the Historic Environment’ and Saved UDP Policy
ENV2.8 ‘Setting and Curtilages of Listed Buildings’ indicate that the Council will resist
development proposals that affect the setting of a listed building or are harmful to its
structures and Proposals and initiatives will be supported which conserve and enhance
the heritage significance and setting of the borough's heritage assets. In this case, the
proposed residential block is set well back from the highway and significantly further
back than the existing canopy to the former petrol station. The proposed siting of the
apartments is not considered to impede views of the Church from the north or be
harmful to the setting of the listed building. The removal of the existing canopy is
considered to improve the setting of the church as the canopy is considered to impede
the view of the church from the north. The proposal is considered to conform to the
advice within Core Strategy policy CS23 ‘Valuing the Historic Environment’ and saved
UDP Policy ENV2.8 ‘Settings and Curtilages of Listed Buildings’ and is considered to
enhance the setting of the listed building.

Impact on Residential Amenity
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There are no residential properties directly to the east, south or western elevations of
the site and the proposal has little impact on these elevations. The property to the north
(Sunnyside Cottage) is a two storey house that has its main elevations on an east-west
orientation and its side gable is located approximately 9m from the boundary with the
garage.

In terms of any potential overbearing impact on the neighbouring property at Sunnyside,
it is considered that the spacing distance of approximately 20m from the nearest point of
the development to the nearest point of Sunnyside is significantly above the minimal
recommended distance of 12m highlighted in the SYRDG. The setting back of the
proposal from the highway and limited overall height is also considered to further reduce
the potential impact to neighbours.

In terms of overlooking, the proposed principal first floor window distances are located
in excess of the recommended 21m spacing distance in addition to being located at a
45 degree orientation with a number of mature trees along the boundary. There are no
windows on the side elevations and the proposal is not considered materially increase
the potential for overlooking to the neighbouring property.

Objectors have raised the location of the bin store (being adjacent the highway and to
the neighbouring property at Sunnyside) as being unsatisfactory. Following the
submission of an amended block plan, the bin store has been re-located to the front of
the property. This is considered to be more acceptable from a residential amenity
perspective, along with being more accessible to future occupants of the property as
well as being more convenient for bin collections. The bin store is also now better
overlooked from the apartments and, it is hoped, less likely to suffer vandalism in line
with CS28 Sustainable Design.

Highways Issues

The Transportation Unit initially requested amendments and clarifications to the
originally submitted scheme. The revised plans indicate a reduction in the amount of
parking to 19 spaces with a slight increase in the landscaped area. Highways have
confirmed that the revisions are acceptable, subject to the imposition of standard
conditions.

Other Considerations

In terms of ground contamination, Environmental Health have indicated that five
underground petrol/diesel tanks are reported to be on site along with potential for further
unidentified tanks. Two above ground liquid petroleum tanks are still evident on site.
Currently the site is operated by a company providing van rental services and is used
primarily for vehicle storage. The former filling station canopy, pump island and station
shop are still in existence at the site. It is considered that contamination from off-site
sources is unlikely and a moderate risk to users from on-site sources. No objections
subject to condition.

In terms if flood risk, the site is not within a recognised flood zone and there are no
known flood issues. The Councils Drainage Officer has raised no objections to the
proposal, subject to final surface water details to be agreed. Yorkshire Water have also
raised no objections to the proposal subject to conditions.

There are no trees within the boundary of the site, though there are three trees that lie
close to the northern boundary of the site. The trees lie within the boundary of the



Page 31

adjacent property at Sunnyside and have a high canopy. Whilst no supporting
information on this aspect has been submitted, it is understood that the proposed
building would lie outside of the tree canopy. The Tree Officer has indicated that there is
a significant difference in the ground levels between the two sites so any direct
disturbance /cutting of tree roots is unlikely. Branches from the trees extend approx. 5 to
6m to the south and the new building appears to be 4 to 5m from the boundary at
Sunnyside. However, it is also noted the lower branches have been pruned in the past
so the distance above ground level over the application site to the lowest branches
appears to be about 8m. It is not considered that the development will have a significant
adverse impact on the trees. In any case the trees are unlikely to meet the criteria for
inclusion within a new Tree Preservation Order.

Issues raised regarding covenants on St Mary’s Church is not a planning issue that can
be afforded any significant weight.

Conclusion

The principle of the redevelopment of the site for residential purposes is considered to
be acceptable. The apartments meet the minimum internal spacing standards in the
SYRDG and the overall scale and design is considered appropriate for this area and on
the amenities of the surrounding properties.

The re-located bin store to the front of the property is considered to be more acceptable
from a residential amenity perspective, along with being more convenient for future
residents. The Transportation Unit have confirmed that the revisions are acceptable
from a highway safety perspective and that the site has adequate parking.

The application is recommended for conditional approval.
Conditions

01
The development hereby permitted shall be commenced before the expiration of three
years from the date of this permission.

Reason
In order to comply with the requirements of the Town and Country Planning Act 1990.

02

The permission hereby granted shall relate to the area shown outlined in red on the
approved site plan and the development shall only take place in accordance with the
submitted details and specifications as shown on the approved plans (as set out below)
(Drawing numbers original elevations, revised block plan and site plan)(received
08.18.14 and 02.10.14)

Reason
To define the permission and 