REPORT TO THE PLANNING BOARD
TO BE HELD ON THE 11™ APRIL 2024

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.

SITE VISITS - 11™ APRIL 2024

Application Number | RB2023/1032 https://rotherham.planportal.co.uk/?id=RB2023/1032

Proposal and Reserved matters application for the details of appearance,
Location landscaping, layout, scale and access for 300 dwellinghouses
(Phase 2, 3 & 4) following RB2020/1815 to vary condition 2
(approved plans) imposed by RB2016/1492.

Recommendation Grant subject to conditions

This application is being presented to Planning Board due to the number of objections
received.



https://rotherham.planportal.co.uk/?id=RB2023/1032

Site Description & Location

The application site is a parcel of agricultural land which is located to the west of
Grange Lane, south of Stainton Lane, and to the west of Maltby Wood. Grange
Quarter, part of Maltby Commons & Woods, abuts the eastern part of the application
site and is Ancient Woodland and an identified Local Wildlife Site.

The site adjoins existing residential properties to the south on Holiwell Close,
Malwood Way and Springwell Close. There are agricultural fields beyond the site to
the west and north.

The site is approximately 11.3 hectares in area, it is generally flat and has existing
hedgerows along the boundaries. The site forms an L shape which surrounds the
section to the south west which has already received full permission and
development of this section (Phase1) is underway.

Public Footpaths Maltby No.2 and No.18 converge and run along the eastern
boundary of the site, which link up to footpaths in the Doncaster Borough to the north
and Maltby Woods to the south.

Background

Relevant Planning History

RB2016/1492 - Hybrid application for Full Permission for the erection of 100 No.
dwellinghouses including access road, landscaping, entrance feature & open space,
and temporary pumping station equipment (Phase 1) and Outline Permission for the
erection of up to 300 No. dwellinghouses including landscaping & open space
incorporating balancing pond facility with all matters reserved (Phases 2, 3 and 4) —
granted conditionally on 05-08-2020 with a S106 Legal agreement which secured the
following —

e 25% on overall site affordable housing provision

e A contribution towards Bus Stop improvements of £15,000

e Commuted sum of £500 per dwelling towards sustainable transport
measures.

e Establishment of a Management Company to manage and maintain the
areas of Greenspace, including the proposed LEAP/LAP.

e Education contributions (£2,521 per open market dwelling)

e Contribution towards MOVA system (Microprocessor Optimised Vehicle
Actuation) to control the signals at Queens Crossroads of £75,000

RB2020/1815 - Application to vary condition 2 (approved plans) imposed by
RB2016/1492 — granted conditionally 15-02-2020

EIA screening opinion

The proposed development falls within the description contained at Paragraph 10 (b)
of Schedule 2 of the Town and Country Planning (Environment Impact Assessment)
(England and Wales) Regulations 2017 as the site is over 5 hectares in size and over
150 dwellings. As such, a screening opinion has been prepared and the Borough



Council as the relevant Local Planning Authority has taken into account the criteria set
out in Schedule 3 to the Regulations and it is considered that the development would
not be likely to have a significant effect on the environment by virtue of factors such
as its nature, size and location.

Accordingly, it is the Local Planning Authority opinion, that the proposed development
is not 'EIA development' within the meaning of the 2017 Regulations.

CIL

The development is Community Infrastructure Levy (CIL) liable. CIL is generally
payable on the commencement of development though there are certain exemptions,
such as for self-build developments. The payment of CIL is not material to the
determination of the planning application. Accordingly, this information is presented
simply for information.

Proposal

The application is for the approval of reserved matters for Phases 2, 3 & 4 of the
scheme approved under outline permission RB2020/1815 (originally RB2016/1492),
and seeks permission for details of the appearance, landscaping, layout, scale and
access for the development of 300 dwellings.

The application proposes a mix house types - 2, 3, 4 and 5 bedroom properties in
the form of terraced, semi-detached and detached dwellings. This comprises of:

38 x 2 bed
135 x 3 bed
115 x 4 bed
12 x 5 bed

Of these dwellings 95 will be for affordable which equates to a provision of 31.6% on
site which is broken down as follows:

38 x 2 bed
47 x 3 bed
10 x 4 bed

The following documents have been submitted in support of the application:

Design and Access Statement

The document provides details on the site and the proposed development, including
matters such as the layout, scale, landscaping, appearance, access and parking. It
concludes that the proposal is in accordance with relevant national and local planning
policies and design best practice in relation to planning applications.

Flood Risk Assessment

This states that a Flood Risk Assessment notes that Paper Mill Dyke (open
watercourse) is located to the west of the development and Ruddle Dyke (open
watercourse) is located 1.2km to the east. There is an existing 900mm diameter



surface water sewer and 225mm diameter foul water sewer located south of Phase 1
in Grange Lane and existing foul and surface water sewers in the existing residential
development to the south. There is an existing foul water rising main on the eastern
boundary of Phase 4, discharging to a 150mm diameter sewer crossing the corner of
the site. There is a second rising main in the southern boundary of Phases 1 and 4
discharging to the sewer network in Grange Lane.

Phase 1 has an approved foul and surface water sewer system, which is to be
adopted by Severn Trent under a S104 agreement.

Environment Agency Flood Mapping confirms the Phases 2-4 are located in Flood
Zone 1, with low to high risk of surface water/pluvial flooding. The surface water
flood risk will be mitigated in the levels strategy for the proposed development (site
reprofiling) together with the construction of new adoptable drainage systems. The
following standard mitigation measures are recommended: Finished floor levels for
all new build properties are to be set minimum 150mm above external levels to
mitigate any risk from blockage and exceedance events; Drainage design
blockage/exceedance events have been considered, ensuring the proposed
development and surrounding areas are not put at risk from overland flows.

Surface water from Phases 2-4 is to discharge to Paper Mill Dyke via the surface
water sewer system constructed as part of Phase 1. The flows will be restricted to an
existing greenfield run-off rate. Surface water to be design with no external flooding
for the 1 in 30 year event and all flows retained on site for up to the 1 in 100 year
event plus climate change event (climate change 45%). It is proposed to discharge
foul water flows to the Phase 1 foul water rising main via the phase 2 pumping
station (temporary Phase 1 pumping station is therefore to be decommissioned upon
connection). The Phase 1 rising main discharges to the existing 225mm diameter
foul water sewer in Grange Lane

Biodiversity Survey

This lays out the requirement for further surveys to be undertaken, and also the
requirement for a hedgehog house and hedgehog highways, bird boxes to be
incorporated into the walls of 10% of the dwellings, bat habitats to be incorporated
into the walls of 10% of the dwellings.

Archaeological Evaluation

This outlines the works that have taken place at the site and concludes that there is
a very low intensity of occupation and land use over the development site, and the
evaluation confirmed that the bank areas within the field are blank and are unlikely to
yield any meaningful additional results with additional fieldwork.

Noise Assessment

The assessment, which concludes that whilst all the facades would fall below the
allowed noise limits, however alternative ventilation is recommended n the form of
acoustically rated trickle vents.



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 the Sites and Policies Document which
was adopted by the Council on the 27th June 2018.

Local Plan Policies

CS1 Delivering Rotherham’s Spatial Strategy

CS3 Location of New Development

CS6 Meeting the Housing Requirement

CS7 Housing Mix and Affordability

CS14 Accessible places and Managing Demand for Travel
CS19 Green Infrastructure

CS20 Biodiversity and Geodiversity

CS21 Landscapes

CS22 Green Space

CS24 Conserving and Enhancing the Water Environment
CS25 Dealing with Flood Risk

CS27 Community Health and Safety

CS28 Sustainable Design

CS33 Presumption in favour of Sustainable Development
SP26 Sustainable Transport for Development

SP32 Green Infrastructure and Landscape

SP33 Conserving the Natural Environment

SP37 New and Improvements to Existing Green Space
SP47 Understanding and Managing Flood Risk and Drainage
SP52 Pollution Control

SP55 Design Principles

SP56 Car Parking Layout

Other Material Considerations

National Planning Policy Framework: The revised NPPF sets out the Government’s
planning policies for England and how these should be applied. It states that Planning
law requires that applications for planning permission be determined in accordance
with the development plan, unless material considerations indicate otherwise and that
it is a material consideration in planning decisions.

The Local 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)
National Design Guide
South Yorkshire Residential Design Guide

RMBC Adopted Supplementary Planning Documents:



Air Quality and Emissions

Equal and Healthy Communities

Affordable Housing

Natural Environment

Transport Assessments, Travel Plans and Parking Standards

Publicity

The application has been advertised by way of press notice, 3 site notices were
erected on site and the occupiers of 39 nearby properties were consulted by individual
neighbour notification letters. Representations have been received from 26 residential
properties, Braithwell and Micklebring Parish Council, Stainton Parish Council and Clir
Tinsley. Their comments are summarised as below —

Traffic is already horrendous on local roads, Grange Lane and through
Braithwell

Increased pollution in an already deprived area

Not enough resourced in Maltby to need the needs of the houses — eg high
street, schools, GP Surgery

There are already enough houses in Maltby and other significant developments
taking place locally — is it needed? There are already plenty of houses for sale
in Maltby, and many more in Rotherham and Waverley

Green open spaces should be retained for recreation for existing residents, the
green belt land should not be lost. Where are the exceptional circumstances?
Browfield sites should be considered first.

Can the sewerage system cope?

The money should be used to create jobs for younger people

The development will contribute to current flooding issues in the area.

RMBC have recently objected to a development in Braithwell due to Traffic but
are more than happy to approve this — isn’t this double standards?

One letter received is in support of the proposal as it would be good to see further
development into the area.

Clir Tinsley —

Increase pressure on Maltbys infrastructure

Impact on traffic at Queens Corner, and not convinced that the planned traffic
light upgrade will solve the problem.

There are already difficulties accessing medical services in Maltby, doctors and
dentists, we should stride for better care that shouldn’t be made worse by new
developments.

Planning Board Members should vote to stand up for the NHS and decline
planning permission.

What is affordable housing? lIts clear that there are no further details of what
this is in this application. | cannot see anyone from Maltby being able to afford
to move into this area, so it isn’t helping Maltby residents.

Appalled at a poor attempt of a public park for 300 houses, a slide and two other
items — really?



Braithwell and Micklebring Parish Council —

e Maltby’s infrastructure for medical care is not fir for purpose, compounded by
the closure of the Queens Medical Centre in 2022, with no replacement
provision. The new residents may register in Braithwell and affect the level of
care received by our residents.

e Catastrophic negative impact on roads in the parish.

Stainton Parish Councils-
e Reiterates the above issue regarding Medical Infrastructure and how this could
impact Tickhill residents, further medical provision for medical centres in Maltby
is essential if this development goes forward.

Doncaster City Councillor for the Tickhill and Wadsworth Ward, Martin Greenland has
requested the Right to Speak at the Planning Board Meeting.

The applicant has not requested the Right To Speak but will be at Planning Board
should he be required to respond to any queries raised.

Consultations

RMBC — Transportation Infrastructure Service: No ojections

RMBC — Affordable Housing Officer: No objections

RMBC - Landscapes: No objections subject to conditions

RMBC — Drainage: No objections subject to conditions

RMBC - Environmental Health: No objections subject to conditions

RMBC — Land Contamination: No objections

RMBC — Education: No comments

RMBC — Green Spaces: No comments

RMBC - Air Quality: No objections subject to the EV Charging details being
implemented in accordance with the submitted plan.

RMBC — Ecologist: No objections

RMBC — Public Right of Way: No objections

South Yorkshire Combined Mayoral Authority (formerly South Yorkshire Passenger
Transport Service): No comments

Active Travel England: No objections to the amended scheme.

The Environment Agency: No objections

Severn Trent Water: No comments received.

South Yorkshire Archaeology Service:

South Yorkshire Police Architectural Liaison: No objections

NHS Rotherham CCG: Make no comments on the appearance, landscaping, layout,
scale and access of the 300 homes, but would wish to highlight that since the
closure of Queens Medical Centre in Maltby in 2022, services in this part of town

have been extremely pressured and additional patient numbers without increased
primary care provision will exacerbate that problem.



South Yorkshire Fire and Rescue: No objections subject to informatives.
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 site has planning permission for residential development for 400 homes as part
of a wider hybrid planning permission that was originally approved in August 2020
under outline application RB2016/1492. It granted planning permission for 100
homes in full and 300 homes in outline. An application to vary the plans was
approved in February 2021 RB2020/1815.

The principle of residential development has therefore been established and is
considered to be acceptable.

A reserved matters application as stated in the National Planning Practice Guidance
‘Making an application’ relates to those aspects of a proposed development which an
applicant can chose not to submit details of with an outline planning application (i.e.
reserved for later determination). These are defined in article 2 of The Town and
Country Planning (Development Management Procedure) (England) Order 2015 as:

e Access — the accessibility to and within the site, for vehicles, cycles and
pedestrians in terms of the positioning and treatment of access and circulation
routes and how these fit into the surrounding access network.

e Appearance — the aspects of a building or place within the development which
determine the visual impression the building or place makes, including the
external built form of the development, its architecture, materials, decoration,
lighting, colour and texture.

e Landscaping — the treatment of land (other than buildings) for the purpose of
enhancing or protecting the amenities of the site and the area in which it is
situated and includes: (a) screening by fences, walls or other means; (b) the
planting of trees, hedges, shrubs or grass; (c) the formation of banks, terraces
or other earthworks; (d) the laying out or provision of gardens, courts, squares,
water features, sculpture or public art; and (e) the provision of other amenity
features;

e Layout — the way in which buildings, routes and open spaces within the
development are provided, situated and orientated in relation to each other and
to buildings and spaces outside the development.

e Scale —the height, width and length of each building proposed within the
development in relation to its surroundings.



From a land use perspective, the development of the site for Residential Use is
acceptable. Accordingly, the principle of this development cannot be revisited during
the determination of this reserved matters application.

The main considerations in the determination of the application are:

Layout, Scale and Appearance

Framework and Principles Document and Design Code
Highway Safety and Transportation Issues

Impact on existing and future occupiers’ amenity

Flood Risk and drainage

Landscaping, Green Infrastructure Provision and Ecology
General Amenity — noise, contaminated land and air quality
Affordable Housing

Other issues Raised by Objectors

Planning Obligations

Layout, Scale and Appearance

The NPPG notes that: Development proposals should reflect the requirement for good
design set out in national and local policy. Local planning authorities will assess the
design quality of planning proposals against their Local Plan policies, national policies
and other material considerations.

The NPPG further goes on to advise that: Local planning authorities are required to
take design into consideration and should refuse permission for development of poor
design.

SP55 ‘Design Principles’ states: All forms of development are required to be of high
quality, incorporate inclusive design principles, create decent living and working
environments, and positively contribute to the local character and distinctiveness of an
area and the way it functions. This policy applies to all development proposals
including alterations and extensions to existing buildings.

This approach is echoed in National Planning Policy in the NPPF.

The NPPF at paragraph 131 states: Good design is a key aspect of sustainable
development, creates better places in which to live and work and helps make
development acceptable to communities. Paragraph 139 adds: Development that is
not well designed should be refused, especially where it fails to reflect local design
policies and government guidance on design, taking into account any local design
guidance and supplementary planning documents.

In addition, CS21 ‘Landscapes’ states new development will be required to safeguard
and enhance the quality, character, distinctiveness and amenity value of the borough’s
landscapes. Furthermore, CS28 ‘Sustainable Design’ indicates that proposals for
development should respect and enhance the distinctive features of Rotherham and
design should take all opportunities to improve the character and quality of an area
and the way it functions.



The South Yorkshire Residential Design Guide aims to provide a robust urban and
highway design guidance. It promotes high quality design and development which is
sensitive to the context in which it is located.

The application site forms Phases 2, 3 and 4 of the wider development and is
located to the north and east of Phase 1 which is currently under construction. The
site is also located to the north of existing, occupied properties on Springwell Close
and Malwood Way.

The proposal is for the development of Phases 2, 3 and 4 of the site with the
provision of 300 dwellings in the form of two 2, 3, 4 and 5 bedroom homes provided
in the form of terrace, semi detached and detached dwellings.

The layout of the proposed development has been amended through the application
process at the request of the LPA, to ensure that the development is in accordance
with the masterplan features approved at the outline stage of the development. It
provides a second access from the site onto Stainton Lane to the North, as well as
being accessed via the exiting access off Grange Lane. The development takes
account of the buffers to be provided to the north and east of the site and the
drainage basin which is to be located in the north eastern corner of the site.

The design, appearance and scale of the development is in keeping with the
dwellings approved in Phase 1 of the development, with materials, design features to
continue through the site. All the dwellings are proposed to be 2 storey.

Having regard to all of the above, it is considered that the layout and design of the
proposed development offers is acceptable. Furthermore, it is considered to accord
with the general principles and goals set out in the NPPF and the applicants, through
the submission of amended plans, have demonstrated a concerted effort to achieve
a well-designed scheme that respects the existing built form and the prominent
lakeside location.

Highway Safety and Transportation Issues

Paragraph 115 of the NPPF states: Development should only be prevented or refused
on highways grounds if there would be an unacceptable impact on highway safety, or
the residual cumulative impacts on the road network would be severe.

CS14 ‘Accessible Places and Managing Demand for Travel’ states the Council will
work on making places more accessible and that accessibility will be promoted through
the proximity of people to employment, leisure, retail, health and public services by,
amongst other things, locating new development in highly accessible locations such
as town and district centres or on key bus corridors which are well served by a variety
of modes of travel.

SP26 ‘Sustainable Transport for Development’ states development proposals will be
supported where it can be demonstrated that the proposals make adequate
arrangements for sustainable transport infrastructure; local traffic circulation, existing
parking and servicing arrangements are not adversely affected; the highway network



is, or can be made, suitable to cope with traffic generated, during construction and
after occupation; and the scheme takes into account good practice guidance.

SP56 ‘Car Parking Layout’ states that layouts should be designed to reduce the visual
impact of parking on the street-scene; discourage the obstruction of footways and
ensure in-curtilage parking does not result in streets dominated by parking platforms
to the front of properties.

The Transportation Officers have assessed the Transport Statement, Road Safety
Audit submitted in support of the application as alongside the amended site layout
which has been received as a result of discussions with the Officers.

They have confirmed that the amended site layout now complies with guidance from
Manual for Streets and the South Yorkshire Residential Design Guide. On site car
parking facilities comply with the Council’s SPD 12 although it should be noted that
the 5 no bedroom dwellings rely on the garage as a car parking space, therefore a
condition to ensure that the garage is available at all times for car parking purposes
is recommended should permission be granted.

The original hybrid application provided an indicative location for the means of
access into the outline element, however reserved the detail for consideration under
future reserved matters application(s).

The Road Safety Audit and Designers Response for the proposed new access to
Stainton Lane have been accepted and subject to detailed design the junction
complies with industry standards in terms of makeup, manoeuvring and visibility. A
Road Safety Audit stage 2 will be required in support of the detailed design.

Sustainable travel contributions have previously been safeguarded by the S106 legal
agreement attached to the Outline Planning Permission.

The Public Rights of Way Officer has also assessed the application and notes that
there is a Public Right of Way to the east of the site - Public Footpath 2 — Maltby and
that this must be available at all times. The outline permission had a condition which
required the submission of details of Vehicular Intervention measures at the point
where Public footpath 2 leaves the site to become Public footpath No. 18. The
application includes details of a bollard, and the Public Rights of Way officer has said
this is acceptable and that there is a minimum width of 1.2 metres for accessible
access at either side.

Objections have been received regarding the existing and proposed roads in Maltby
and surrounding villages stating that the roads cannot cope with the amount of
traffic, and also that the proposed improvements to traffic lights are unlikely to help.
It is noted above that the Transportation implications of the whole development were
assessed fully at the outline stage of the application and were considered to be
acceptable subject to relevant conditions and a Legal Agreement, and this reserved
matters is just assessing the highway safety implications of the new access onto
Stainton Lane and the internal road and housing layout. As noted above the
Councils Transportation Officer raises no highway safety issues with the amended



proposal and has confirmed that the access and layout comply with relevant
guidance.

As part of the application Active Travel England have provided comments. They
made comments and proposed amendments to the initial layout which they
considered would improve accessibility at the site. The developers have included
the majority of the requests in their amended layout which is welcomed by Active
Travel England who are supportive of the amended proposal.

An objection has been received about Air Quality. In this regard the outline required
the submission of Electric Vehicle Charging points and these have been shown on
the amended site layout plan, one for every dwelling.

Taking all of the above into consideration, it is considered that this proposed
reserved matters application has had regard to the principles approved as part of the
outline permission and the proposed layout has been designed and amended in
accordance with the guidance set out in the South Yorkshire Residential Design
Guide. For these reasons it is considered that the proposed development will not
have a detrimental impact upon highway safety and the proposal complies with
Policies CS14 and SP26 and guidance within the NPPF.

Impact on existing and future occupiers’ amenity

SP55 ‘Design Principles’ states, in part that: the design and layout of buildings to
enable sufficient sunlight and daylight to penetrate into and between buildings, and
ensure that adjoining land or properties are protected from overshadowing.

The South Yorkshire Residential Design Guide (SYRDG) notes that: For the purposes
of privacy and avoiding an ‘overbearing’ relationship between buildings, the minimum
back-to-back dimension (between facing habitable rooms) should be 21 metres. This
also corresponds to a common minimum rear garden or amenity space of about 10
metres in depth.

The SYRDG further goes on to note that in respect of ensuring adequate levels of
daylighting, back-to-back distances should, as appropriate to specific circumstances,
be limited by the 25 degree rule. Furthermore, so as to avoid an overbearing
relationship, the SYRDG additionally requires back to side distances and the extent of
rear extensions to be limited by the 45 degree rule.

Further to the above the NPPF at paragraph 135 states, in part, that planning decisions
should ensure that developments create places that are safe, inclusive and accessible
and which promote health and well-being, with a high standard of amenity for existing
and future users.

It is noted that there are residential properties already present and occupied to the
south of the application site on Springwell Close and Malwood Way. The new
proposed dwellings are located more than 10m from the boundary of the site and are
shown to be located in excess of the 20m minimum separation distance from the
existing houses and in this respect the layout is considered to be acceptable as it



would not give rise to unacceptable levels of overlooking, loss of privacy or appear
overbearing from existing neighbouring properties.

In relation to the inter-house spacing within the development site this is assessed
against guidance contained within the SYRDG in relation to minimum separation
distances and minimum garden areas. In this respect the plots on the amended
scheme comply with the minimum standards set.

It is noted that an area in the north eastern section of the site has varying land levels
and as such some retaining walls are proposed to the plots in this location. A plan
has been submitted indicating where these retaining structures are located within the
new dwellings, and they are not considered to create an adverse living environment
for the occupiers of these plots within or outside the dwellings.

As such the future residents of the development site will be provided with sufficient
internal and external amenity space and will not be subject to overlooking,
overshadowing or a loss of privacy.

With the above in mind, it is considered that the proposed development adequately
demonstrates that the development does not affect the amenity of existing residents,
and that the scheme also provide future residents with an acceptable level of amenity.
The proposal is therefore considered acceptable and in accordance with the guidance
contained within the SYRDG and adopted Local Plan policy SP55 ‘Design Principles’.

Flood Risk and drainage

Policy CS24’ Conserving and Enhancing the Water Environment’ states:
Proposals will be supported which:

a. do not result in the deterioration of water courses and which conserve and
enhance:
i. the natural geomorphology of watercourses,
ii. water quality; and
iii. the ecological value of the water environment, including watercourse
corridors;

b. contribute towards achieving ‘good status’ under the Water Framework
Directive in the borough’s surface and groundwater bodies

c. manage water demand and improve water efficiency through appropriate
water conservation techniques including rainwater harvesting and grey-water
recycling;

d. improve water quality through the incorporation of appropriately constructed
and maintained Sustainable Urban Drainage Systems or sustainable drainage
techniques as set out in Policy CS25 Dealing with Flood Risk,

e. dispose of surface water appropriately according to the following networks
in order of preference:



i. to an infiltration based system wherever possible (such as
soakaways)

ii. discharge into a watercourse with the prior approval of the landowner
and navigation authority (to comply with part a. this must be following
treatment where necessary or where no treatment is required to
prevent pollution of the receiving watercourse.)

iii. discharge to a public sewer.

Policy CS25 ‘Dealing with Flood Risk’ states proposals will be supported which ensure
that new development is not subject to unacceptable levels of flood risk, does not
result in increased flood risk elsewhere and, where possible, achieves reductions in
flood risk overall. Furthermore, policy SP47 ‘Understanding and Managing Flood Risk
and Drainage’ states the Council will expect proposals to demonstrate an
understanding of the flood route of surface water flows through the proposed
development; control surface water run-off as near to its source as possible through a
sustainable drainage approach to surface water management (SuDS) and consider
the possibility of providing flood resilience works and products for properties to
minimise the risk of internal flooding problems. These policies are supported by the
NPPF.

The surface and foul water drainage principles were established as part of the
outline planning permission, which included —

) Infiltration to be confirmed as unsuitable;

. Based upon infiltration being unsuitable, surface water to discharge to Paper

Mill Dyke;

Flows restricted to greenfield rates;

Attenuation to be provided for the 1 in 100 year + climate change event.

Foul water discharge to the existing public foul water system south of the site;

Capacity checks confirmed the suitability of the receiving network;

Due to the topography of the site in relation to the outfall a foul water pumping

station will be required for the site;

o The development drainage should be offered for adoption under a S104
agreement.

Further details have been submitted in support of this reserved matters application
which has been developed in line with the details approved at the outline stage. It
notes that there is a surface water sewer and a foul water sewer located in Grange
Lane and within the existing residential areas to the south. There is also other
existing foul water mains on and beyond the boundaries of the site. Paper Mill Dyke,
an open watercourse is located to the west of the site beyond Grange Lane and
Ruddle Dyke, another open watercourse is located approximately 1.2km to the east.
The surface water drainage system is to be designed as an extension to that
approved in Phase 1 of the development which includes underground attenuation
with discharge by gravity for the west of the site and an attenuation basin with
discharge by surface water pumping station for the east of the site. The foul water
for Phases 2-4 are to discharge to the Phase 1 rising main via a new permanent
pumping station, and the temporary pumping station approved as part of Phase 1 will
be decommissioned and removed.



In relation to flood risk the surface water/pluvial flood risk will be mitigated in the
levels strategy together with the construction of a new adoptable drainage systems.
An objection has been received on the basis that the development will increase
flooding that already occurs in the locality. As mentioned above the outline
permission dealt with the drainage principles at the site, and this reserved matters
application has been designed in accordance with the drainage principles set out in
that permission. The Councils drainage section have been consulted on the
application and raise no objection to the proposal from a drainage or flooding aspect.
There has also been an objection regarding the ability for existing sewers to be able
to deal with the new homes proposed. Again, this reserved matters application
includes details of foul water drainage and no objections have been raised in this
regard by the Councils Drainage Engineers.

Taking the above into account, it is considered that the risks of flooding to the site
have not changed from those identified within the original outline permission and that
the reserved matters proposal satisfactorily conforms with Local Plan policy and
those in the NPPF.

Landscaping, Green Infrastructure Provision, Open Space and Ecology

Policy CS19 Green Infrastructure states, in part, that: “Rotherham’s network of
Green Infrastructure assets, including the Strategic Green Infrastructure Corridors,
will be conserved, extended, enhanced, managed and maintained throughout the
borough. Green Infrastructure will permeate from the core of the built environment
out into the rural areas...Proposals will be supported which make an overall
contribution to the Green Infrastructure network based upon the principles set out
below —

d. Improving connectivity between new developments and the Strategic Green
Infrastructure network and providing buffering to protect sensitive sites.

Policy CS21 ‘Landscapes,’ states, in part, that: New development will be required to
safeguard and enhance the quality, character, distinctiveness and amenity value of
the borough’s landscapes by ensuring that landscape works are appropriate to the
scale of the development, and that developers will be required to put in place
effective landscape management mechanisms including long term landscape
maintenance for the lifetime of the development.

Policy SP32 ‘Green Infrastructure and Landscape’ goes onto state in part that:

“The Council will require proposals for all new development to support the protection,
enhancement, creation and management of multi-functional green infrastructure
assets and networks including landscape, proportionate to the scale and impact of
the development and to meeting needs of future occupants and users.

A Landscaping scheme has been submitted with the application which has been
drawn up in line with the principles set out in the outline permission.

The Council’s Landscape Design Team Leader assessed the landscape submitted
with the application and requested some amendments which have been submitted
on an amended plan. The Landscape Design Team Leader has noted that the



detailed landscape scheme for the site-wide perimeter buffers has already been
approved under the outline permission, and the S106 legal agreement
accompanying the outline application sets out the implementation programme of the
buffers (all within Phase one) and the remaining POS areas within each subsequent
Phase and their associated triggers.

The amended plans show the central linear buffer as required by the outline and the
layout of the play area has been improved to be more central within the greenspace
area. It is also noted that additional footpaths have been provided to improve
connectivity to the Green Infrastructure which is welcomed.

Objections have been received on the grounds that the site is Green Belt and that its
loss should not be allowed for that reason, that the loss of the site would be
detrimental to the existing residents of Maltby who use it for recreation and that there
are enough houses in Maltby and other significant development such as Waverley.
In this respect it should be noted that the site used to be allocated for Green Belt,
however it was reallocated for residential use within the Sites and Policies Local Plan
in 2018, for the purpose of providing more houses to meet an identified housing
need in the area. The outline permission was granted for residential use on an
allocated residential site. Also, the site was previously used for agriculture and was
not a publicly accessible green space. The wooded area to the east and public foot
path are retained through the application for continued public use.

There has also been an objection in relation to the amount of Green Space within the
three phases. The outline permission complied with the relevant Local Plan policies
in this regard, and the green open areas and public open space was identified at the
outline stage within the Section 106 Agreement. This reserved matters application
has been assessed and it provides in excess of the Local Plan Policy SP37 ‘New
and improvements to Existing Green Spaces’ requirement of 16,500 sqm. There is a
provision of a LAP (Local Area for Play) as well as other green accessible spaces.
Phase 1 of the development includes a LEAP (Local Equipped Area for Play) as well
as an informal open green area.

It is therefore considered that the proposal is acceptable in terms of landscaping and
in accordance with the provisions of Policy CS20 ‘Landscapes’, and in terms of
public open space in accordance with Policy SP37 ‘New and improvements to
Existing Green Spaces’.

Turning to the issue of management and maintenance, there is a requirement under
the original S106 agreement to establish a management company to maintain all
areas of open space at the site and this also relates to the three phases subject of
this application.

Having regard to the above, it is considered that sufficient landscaping and green
infrastructure has been proposed within these phases of the development in line with
the requirements of the outline permission.

In assessing Biodiversity issues, Policy CS20 ‘Biodiversity and Geodiversity,” notes
in part, that: The Council will conserve and enhance Rotherham’s natural
environment and that resources will be protected with priority being given to



(amongst others) conserving and enhancing populations of protected and identified
priority species by protecting them from harm and disturbance and by promoting
recovery of such species populations to meet national and local targets.

Policy SP33 ‘Conserving and Enhancing the Natural Environment’ states, in part,
that: Development should conserve and enhance existing and create new features of
biodiversity and geodiversity value, and adds that:

“‘Development will be expected to enhance biodiversity and geodiversity onsite with
the aim of contributing to wider biodiversity and geodiversity delivery including,
where appropriate, direct contribution to Ecological Networks, the Green
Infrastructure network, Biodiversity Opportunity Areas, Nature Improvement Areas
and Living Landscapes”.

The application was accompanied by an Ecological Survey which was required by
the outline permission, which has been assessed by the Councils Ecologist who has
confirmed that she is satisfied with the findings. It is recommended that conditions
are attached to any permission to secure a sensitive lighting scheme and requiring
the submission of fencing details along the eastern boundary of the application site
adjacent to the woods. In additional a condition requiring the submission of details of
bat roosting features, hedgehog homes and holes and nesting opportunities for birds
is recommended.

Having regard to the above, it is considered that subject to the recommended
conditions the development would not have an unacceptable impact on ecology in
accordance with guidance contained within the NPPF.

General Amenity — Noise, Contaminated Land and Air Quality

Policy CS27 ‘Community Health and Safety’ states, in part, that:

Development will be supported which protects, promotes or contributes to securing a
healthy and safe environment and minimises health inequalities. Development
should seek to contribute towards reducing pollution and not result in pollution or
hazards which may prejudice the health and safety of communities or their
environments. Appropriate mitigation measures may be required to enable
development. When the opportunity arises remedial measures will be taken to
address existing problems of land contamination, land stability or air quality.

Policy SP52 ‘Pollution Control’ states that: Development proposals that are likely to
cause pollution, or be exposed to pollution, will only be permitted where it can be
demonstrated that mitigation measures will minimise potential impacts to levels that
protect health, environmental quality and amenity. When determining planning
applications, particular consideration will be given to:

a. the detrimental impact on the amenity of the local area, including an
assessment of the risks to public health.

b. the presence of noise generating uses close to the site, and the potential
noise likely to be generated by the proposed development. A Noise
Assessment will be required to enable clear decision-making on any planning
application.



c. the impact on national air quality objectives and an assessment of the
impacts on local air quality; including locally determined Air Quality
Management Areas and meeting the aims and objectives of the Air Quality
Action Plan.

d. any adverse effects on the quantity, quality and ecology features of water
bodies and groundwater resources.

e. The impact of artificial lighting. Artificial lighting has the potential to cause
unacceptable light pollution in the form of sky-glow, glare or intrusion onto
other property and land. Development proposals should ensure that adequate
and reasonable controls to protect dwellings and other sensitive property, the
rural night-sky, observatories, road-users, and designated sites for
conservation of biodiversity or protected species are included within the
proposals.

Policy SP54 ‘Contaminated and Unstable Land’ states that: “Where land is known to
be or suspected of being contaminated, or development may result in the release of
contaminants from adjoining land, or there are adverse ground conditions caused by
unstable land, development proposals should:

a. demonstrate there is no significant harm, or risk of significant harm, to
human health or the environment or of pollution of any watercourse or ground
water,

b. ensure necessary remedial action is undertaken to safeguard users or
occupiers of the site or neighbouring land and protect the environment and
any buildings or services from contamination during development and in the
future;

c. demonstrate that adverse ground conditions have been properly identified
and safely treated;

d. clearly demonstrate to the satisfaction of the Local Planning Authority, that
the land is suitable for its current or proposed use.”

The Councils Land Contamination Officer has assessed all the submitted information
and has no objections to the application subject to the conditions already attached to
the outline permission which are still relevant/valid.

In terms of noise, a noise report was submitted with the application which identifies
road traffic noise as being the dominant noise source. The Environmental Health
Officer assessed the noise report and subsequent additional information regarding
ventilation and is satisfied that acceptable internal ambient noise levels and noise
levels in external amenity areas can be achieved provided appropriate glazing,
ventilation and fencing/wall are provided. The ventilation strategy concludes that
trickle ventilation is satisfactory, and that mechanical ventilation is not requires where
windows have to be kept closed. It is recommended that conditions are attached to
attached to secure the above.

It is therefore considered that the proposal is in compliance with Local Plan policies
CS27, SP52 and SP54



Affordable Housing

Of the 300 dwellings proposed, 95 are proposed as affordable housing, which
equates to 31.6%, this is in line with the requirement within the original S106
Agreement which requires 25% across the whole of the site — eg 100 affordable
homes in total across all four phases which is in line with the Councils policy. The 95
that form part of Phases 2, 3 and 4 will be provided in a mix of house types and
tenure.

The Councils Affordable Housing Officer has assessed the proposal and accepts
that the proposed mix of accommodation meets the identified housing affordable
housing need and is therefore considered acceptable.

This is secured via a S106 Agreement attached to the outline permission.

Archaeology

The outline permission contained a condition requiring that an archaeological
evaluation was undertaken and submitted and approved prior to the submission of
this reserved matters application. This has been done to the satisfaction of South
Yorkshire Archaeology Service, and the approved Written Statement of Investigation
will be implemented in accordance with the condition on the outline.

Other issues Raised by Objectors

There have been numerous objections received on the grounds that Maltby does not
have enough resources to meet the needs of existing residents so will not be able to
cope with more, and that this may have an adverse impact on existing residents of
surrounding residents also. This is in relation to schools, medical, dentist, high street
provision.

As noted above this issue was assessed at the time of the outline. In relation to
schools the S106 requires the payment of £2,521 per dwelling (excluding affordable
housing units) which is a total of £756,300 towards funding the provision of additional
school places at Maltby Academy in line with the Councils policy.

In relation to the objections relating to medical facilities available in the area,
Rotherham Primary Care have commented on this application highlighting that since
the closure of the Queens Medical Centre in 2022 services in this part of town have
been extremely pressured and additional patient numbers without increased care
provision will exacerbate this problem.

Again, this issue was assessed at outline stage, and at that time Rotherham Primary
Care commented that there was enough primary care provision in the area at that
time, and that capacity issues relating to the whole of the site may need to be looked
into. They were requested to quantify these issues along with further details of when
this should be looked at but they did not respond with any further information. At that
time the Board Report also recognised that the process of allocating the site for
residential use within the Local Plan had taken place over a number of years with
many rounds of public consultation, and infrastructure providers were involved in the



process in order that they could align their service and delivery plans to the provision
of residential development to be generated by the site. For this reason the S106
does not make any provision of medical facilities and they cannot be required as part
of this reserved matters application.

In relation to the amenities available in the High Street, this cannot be controlled by
this planning application, however if increased numbers of people are living in the
area to utilise local shops etc, this may lead to an improvement of facilities, although
this is down to owners/operators of such united on the allocated High Street.

Conclusion

The principle of residential development on this site has been established under
outline permission RB2016/1492 and subsequent S73 application RB2020/1815 and
is considered to be acceptable.

The overall layout of the site offers an acceptable balance between achieving an
efficient use of the land available as recommended in the NPPF whilst safeguarding
a satisfactory provision of individual private amenity space for each dwelling. The
design of the proposed scheme as a whole is considered to have regard to the
approved plans at outline stage and included within the S106 Agreement.

There are no objections to the proposals from the Council’s Transportation Unit.
Internal layout geometries have been set out in accordance with the South Yorkshire
Residential Design Guide and Manual for Streets. The overall drainage details were
approved as part of the outline approval, and the Councils Drainage Engineers have
not raised any objections to details submitted with this application.

In terms of the landscaping within the site and Biodiversity, the applicants have
provided an acceptable level of landscaping appropriate for the site which are in line
with plans approved at the outline stage. There are no objections to the proposed
planting schemes from the Councils Landscape Design team or the Ecologist.

It is therefore recommended that planning permission be granted in accordance with
the following conditions.

Conditions

The Development Management Procedure Order 2015 requires that planning
authorities provide written reasons in the decision notice for imposing planning
conditions that require particular matters to be approved before development can start.
Conditions numbered 04, 05, 09, 10 and 13 of this permission require matters to be
approved before development works begin; however, in this instance the conditions
are justified because:

i. In the interests of the expedient determination of the application it was considered
to be appropriate to reserve certain matters of detail for approval by planning condition
rather than unnecessarily extending the application determination process to allow
these matters of detail to be addressed pre-determination.

ii. The details required under condition numbers 04, 05, 09, 10 and 13 are fundamental
to the acceptability of the development and the nature of the further information



required to satisfy these conditions is such that it would be inappropriate to allow the
development to proceed until the necessary approvals have been secured.’

01

The permission hereby granted shall relate to the area shown outlined in red on the
approved location plan and the development shall only take place in accordance with
the submitted details and specifications and as shown on the approved plans (as set
out below) —

Site Location Plan — JHY-1102-LP

Proposed Site Layout — 3397-1-001 Rev BB

Boundary Treatment Plan — 3397-1-130 Rev |
Elevation Treatment Plan — 3397-1-010 Rev F
Building Heights Plan — 3397-1-011 Rev E

Managed Areas Plan -3397-1-010 Rev F

Proposed Handforth Housetype — 3397-1-201 Rev A
Proposed Mottram Housetype — 3397-1-200 Rev A
Proposed Birch NDSS Housetype — 3397-1-202 Rev A
Proposed Keswick Housetype — 3397-1-204 Rev A
Proposed Kendal Housetype — 3397-1-203 Rev A
Proposed Banbury Housetype — 3397-1-205 Rev B
Proposed Buckley Housetype — 3397-1-206

Proposed Bentley Housetype -3397-1-208 Rev B
Proposed Buckley Corner Turner Housetype — 3397-1-207
Proposed Latchford Housetype — 3397-1-209
Proposed Street Scenes — 3397-1-002 Rev F
Proposed Levels Strategy — 1179-007 Rev B
POS-Play Area Plan — 3397-1-012 Rev D

Substation Details — C1065234 Rev 0

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

02

No above ground 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, and the details have been approved in writing by the
Local Planning Authority. The development shall thereafter be carried out in
accordance with the approved details.

Reason

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

03

The boundary treatment shall be provided on site in accordance with the details of the
approved Boundary Treatment Plan. The approved boundary treatment shall be
implemented prior to the occupation of each dwelling.

Reason



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

TRANSPORTATION/SUSTAINABILITY

04

Prior to the commencement of development, a detailed scheme for the provision of
pedestrian crossings in Stainton Lane at the junction of Stainton Lane / Grange Lane
and at the Eastern site boundary shall be submitted to and approved by the Planning
Authority, along with a phasing plan / timetable for its implementation. The approved
scheme shall be implemented in accordance with the approved phasing
plan/timetable.

Reason
In the interest of Highway Safety

05

Prior to the commencement of development, a detailed scheme for the proposed site
access to Stainton Lane including pedestrian crossing points, street lighting and
drainage improvements shall be submitted to and approved by the Local Planning
Authority along with a phasing plan / timetable for its implementation. The approved
scheme shall be implemented in accordance with the approved phasing plan /
timetable.

Reason
In the interest of Highway Safety

06

Before the development is brought into use visibility splays 2.4 x 160m (west) and 2.4
x 120m (east) shall be rendered effective by removing or reducing the height of
anything existing on the land between the visibility splay and the highway which
obstructs visibility at any height greater than 900mm above the level of the nearside
channel of the adjacent carriageway and the visibility thus provided shall be
maintained.

Reason
In the interest of Highway Safety

07

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development)(England) Order 2015 (as amended) (or any Order revoking and re-
enacting that Order with or without modification) the garages for plots 21, 36, 58, 80,
86, 168, 176, 191, 214, 240, 244 and 264 shall be made available at all times for
vehicle parking purposes.

Reason
In the interest of Highway Safety

08



Before the development is brought into use, that part of the site to be used by vehicles
shall be properly 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.

All to the satisfaction of the Local Planning Authority and shall thereafter be maintained
in a working condition.

Reason

To ensure that surface water can adequately be drained and that mud and other
extraneous material is not deposited on the public highway and that each dwelling can
be reached conveniently from the footway in the interests of the adequate drainage of
the site, road safety and residential amenity and in accordance with Local Plan policy.

09

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

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

10

Prior to the commencement of development a Construction Traffic Management Plan
/ Method Statement shall be submitted to and approved by the Local Planning
Authority. The approved statement shall be fully implemented and adhered to
throughout the construction period. The Statement shall provide for; Wheel wash
facilities / storage / loading / unloading of materials / plant; and car parking facilities
for the construction staff.

Reason
In the Interests of Highway Safety

11

The vehicle intervention measures shown on the approved plans shall be
implemented on site prior to the first use of the access points from the development
site onto the public footpath.

Reason
Reason In the interest of amenity of future residents of the site.

12

The Electric Vehicle Charging Points shown on the approved Site Layout Plan

shall be provided for each dwelling/car parking space prior to the occupation of each
dwelling or each car parking space being brought into use.

Reason
To promote sustainability in accordance with the Local Plan and the NPPF.



DRAINAGE

13

The development hereby granted shall not be begun until details of the foul &
surface water 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 and in accordance with Policy CS25 of the Local Plan.

14

A Sustainable Drainage System (SuDS) is the Local Planning Authoritys preferred
option. If not proposed then a detailed explanation of any alternative option and
reasons for rejecting a SuDS solution shall be submitted and approved by the Local
Planning Authority.

Reason
To comply with current planning legislation - National Planning Policy Framework.

15

No building hereby permitted shall be occupied until the sustainable drainage scheme
for the site has been completed in accordance with the submitted details. The
sustainable drainage scheme shall be designed, managed and maintained in
accordance with the Non-statutory technical standards and local standards.

Reason
To comply with current planning legislation - National Planning Policy Framework

16

Unless otherwise approved in writing by the Local Planning Authority, there shall be no
piped discharge of surface water from the development prior to the completion of the
approved surface water drainage works and no buildings shall be occupied or brought
into use prior to completion of the approved foul drainage works.

Reason
To ensure that no foul or surface water discharge take place until proper provision
has been made for their disposal in accordance with CS24 of the Local Plan

ENVIRONMENTAL

17

Glazing and ventilation shall meet the noise reduction criteria as specified in section
6.1.3 (refer to D1 & D4 within that section) and appendix D (figures D1 & D4). Trickle
ventilation shall be provided to dwellings as indicated in appendix D (figures D1 &
D4) of the submitted Noise Assessment, to achieve a minimum sound reduction of
39dB D,n,e,w.



Reason
To safeguard the amenities of the occupiers of nearby properties in accordance with
RMBC Policy SP52 and parts 12 & 15 of the NPPF

18

Close boarded fencing or a solid wall of a minimum height of 1.8m and a minimum
surface mass of 10kg/m2 with no holes or gaps shall be installed to the boundaries
of all dwellings fronting Stainton Lane Maltby as shown on the proposed site layout
dated 26th October 2022 (drawing no. 3397-1-001) in Appendix B of the submitted
Noise Assessment.

Reason
To safeguard the amenities of the occupiers of nearby properties in accordance with
RMBC Policy SP52 and parts 12 & 15 of the NPPF

LANDSCAPING & ECOLOGY

19

Landscaping of the site as shown on the approved plans (drawing no. 4133/2100
Rev D, 4133/2101 Rev D, 4133/2102 Rev D, 4133/2103 Rev D, 4133/2104 Rev D,
4133/2105 Rev D, 4133/2106 Rev D, 4133/2107 Rev D) shall be carried out during
the first available planting season after commencement of the development and
thereafter maintained for the lifetime of the development. Any plants or trees which
within a period of 5 years from completion of planting die, are removed or damaged,
or that fail to thrive shall be replaced within the next planting season. Assessment of
requirements for replacement planting shall be carried out on an annual basis in
September of each year and any defective work or materials discovered shall be
rectified before 31st December of that year.

Reason
To ensure that there is a well laid out scheme of healthy trees and shrubs in the
interests of amenity and in accordance with Local Plan Policies.

20

Notwithstanding the submitted details, before above ground works commence details
of external / internal lighting shall be submitted to and approved in writing by the
Local Planning Authority. The details shall clearly demonstrate that lighting will not
cause excessive light pollution or disturb or prevent bats or other species using key
corridors, foraging habitat features or accessing roost sites.

Reason
In the interest of Biodiversity at the site.

21

Notwithstanding the submitted details, before above ground works commence a
scheme for biodiversity enhancement, such as the incorporation of permanent bat
roosting feature(s), hedgehog homes and nesting opportunities for birds, shall be
submitted to and agreed in writing with the Local Planning Authority. The approved
details thereafter shall be implemented, retained and maintained for their designed
purpose in accordance with the approved scheme.



The scheme shall include, but not limited to, the following details:

i. Description, design or specification of the type of feature(s) or measure(s) to be
undertaken;

ii. Materials and construction to ensure long lifespan of the feature/measure

iii. A drawing(s) showing the location and where appropriate the elevation of the

features or measures to be installed or undertaken.

iv. When the features or measures will be installed within the construction,

occupation, or phase of the development.

Reason
In the interest of Biodiversity at the site.

OTHER

22

Before the commencement of above ground development details of a defibrillator
and a life buoyancy aid to be provided on site and a timetable for their provision shall
be submitted to and approved by the Local Planning Authority. The approved details
shall be implemented on site in accordance with the agreed timetable.

Reason
In the interest of safety and amenity

Informatives

01

Highways

A Road Safety Audit stage 2 will be required in support the information submitted for
Conditions 04 & 05 and the developer will be required to enter into a S278 (Highways
Act) legal agreement with the Council for the works within the existing adopted
highway).

In relation to condition 06 The applicant is to enter into an agreement with the Council
to maintain the grass highway verge as part of the landscaped areas within the site

02

South Yorkshire Fire and Rescue

access for fire appliances should be in accordance with Building Regulations,
Approved Document B, volume 1, Requirement B5 section 13. Your attention is
drawn to Table 13.1 where the pump appliance is quoted as 12.5 tonnes maximum
carrying capacity (MCC) and for a high reach appliance the MCC is 17.0 tonnes.
South Yorkshire pump and high reach appliances both have a MCC of 18.0 tonnes.
Therefore, any roadways and associated inspection covers should be capable of
withstanding these weights.

Water supplies for fire-fighting purposes should be provided to comply with Building
Regulations Approved Document B, volume 1 Requirement BS section 14.

03
South Yorkshire Police



It is recommend that the development is designed and built to Secured by Design
standards www.securedbydesign.com

04

Drainage

In order to discharge Conditions 13 & 14, the applicant is advised that they would be
expected to submit information including but not limited to the following:

5. Surface water drainage plans should include the following:

e Rainwater pipes, gullies and drainage channels including cover levels.

e Inspection chambers, manholes and silt traps including cover and invert levels.
e Pipe sizes, pipe materials, gradients and flow directions.

e Soakaways, including size and material.

e Typical inspection chamber / soakaway / silt trap and SW attenuation details.
e Site ground levels and finished floor levels.

6. Surface Water Discharge From Brownfield Site:

There should be no increase in surface water discharge from the site to existing
sewers / watercourses. On site surface water attenuation will therefore be required if
drained areas to existing sewers / watercourses are to be increased.

A 30% net reduction to existing peak discharge (up to a 1/100 yr storm + 40% CC)
will be required if the site is being re-developed. A full justification will be required
where the development cannot achieve the 30% betterment on the existing run-off
rate.

7. On Site Surface Water Management:

The site is required to accommodate rainfall volumes up to 1 in 100 year return
period (plus climate change) whilst ensuring no flooding to buildings or adjacent
land.

The applicant will need to provide details and calculations including any below
ground storage, overflow paths (flood routes), surface detention and infiltration areas
etc. to demonstrate how the 100 year + 40% CC rainfall volumes will be controlled
and accommodated.

Where cellular storage is proposed and is within areas where it may be susceptible
to damage by excavation by other utility contractors, warning signage should be
provided to inform of its presence. Cellular storage and infiltration systems should
not be positioned within highway.

Guidance on flood pathways can be found in BS EN 752.

Any SuDS/Drainage system installed must not be at the detriment to the receiving
watercourse or ground (infiltration), so manging the quality of the run-off to must be
incorporated into any design in accordance with CIRIA 753 The SuDS Manual

The design of flow control devices should, wherever practicable, include the
following features:


http://www.securedbydesign.com/

d)

Flow controls may be static (such as vortex flow controls or fixed orifice
plates) or variable (such as pistons or slide valves);

Controls should have a minimum opening size of 100 mm chamber, or
equivalent;

A bypass should be included with a surface operated penstock or valve; and
Access should be provided to the upstream and downstream sections of a
flow control device to allow maintenance.

For major developments, the LPA is required to ensure there are suitable ongoing
maintenance arrangements over the lifetime of the development (see NPPF).
Options for SuDS adoption and maintenance include:

a)

b)

Adoption by Water and Sewerage Company (WSC) - The developer may
enter into a section 104 agreement (Water Industry Act 1991) with the local
WSC.

Private Maintenance Arrangement.

Provide all drainage management and maintenance plans for the lifetime of the
development, which shall include the arrangements for adoption by any public

authority or statutory undertaker and any other arrangements to secure the operation
of the scheme throughout its lifetime (e.g. signed Section 104 agreement)

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 | RB2024-0148 https://rotherham.planportal.co.uk/?id=RB2024/0148

Proposal and Change of use from C3 dwellinghouse to C2 residential
Location institution, 3 Wood Close, Ravenfield

Recommendation Granted Conditionally

This application is being presented to Planning Board due to the number of objections
received.

sarage

WOOD CLOSE

Site Description & Location

The application site is a modern red brick detached dwelling located on Wood Close,
at the edge of Ravenfield. The property has previously been extended to the side/rear
with a two storey extension. To the rear of the site is small domestic outbuilding and
two mature sycamore trees protected by Tree Preservation Order No. 5 1989.

Background

RB2004/2159 - First floor side/rear extension over existing garage - GRANTED
CONDITIONALLY

RB2007/2305 - Detached garage to rear - REFUSED

RB2008/1223 - Detached garage to rear - GRANTED CONDITIONALLY
RB2012/0450 - Erection of detached garage and vehicular access - GRANTED
CONDITIONALLY

RB2016/1442 - Application to prune 2 No. sycamore trees protected by RMBC
Tree Preservation Order No. 51989 - GRANTED CONDITIONALLY
RB2020/1463 - Single storey side extension - GRANTED CONDITIONALLY



https://rotherham.planportal.co.uk/?id=RB2024/0148

Proposal

This application proposes a change of use of the property to a children’s residential
care home for a maximum of two children. Children will range in age from 8 to 18
years.

The home will consist of 1 x Manager, 1 x Deputy Manager, 6 x Practitioners. However
only two Practitioners will be on shift at any one time at the property. The manager or
deputy will be at the home 9-5 Monday to Friday when most people are out at work.
The staff change over will happen at 2pm before school runs to prevent impact on the
young people and community. There will be 1 person from the new shift increasing
Practitioners to 3 staff for a period of 30 minutes.

Social workers have statutory visits every 6 weeks to the home. These times will be
scheduled out of the 2pm to 2.30pm time frame to reduce impact. Social workers would
be advised on alternative parking with a short walk to prevent any impact.

No external changes to the dwelling are proposed.

In terms of parking the existing access will be widened and two additional parking
places formed to allow for up to four cars to parked on site at any one time. The
applicant has also indicated that sustainable on site drainage will be provided to
prevent excess water flowing into the public highway. Following Officer advice some
landscape has also been retained to soften the visual impact.

The proposal forms part of a Council strategy to provide in house care for Children
within Rotherham, the strategy has been outlined by Children and Young People
Service as follows:

Our in-house residential programme is currently in phase 3 and 4 following Cabinet
approval in February 2020. Benefits of the programme as included within the original
cabinet paper are listed below:

. Ensure more children and young people are placed in Rotherham close to their
communities, families, friends and schools.

. Deliver improved outcomes for looked after children.

. Develop a service model that encourages step-down to family-based
placements.

. Provide a local response to the increasing demand for a range of residential
placements.

. Provide greater flexibility and control of provision.

. Reduce placement costs and support the delivery of directorate savings.

Why we look for the properties which we select.

Properties are identified according to a service requirement. Our ambition is that all
young people have an opportunity to live in a family-based placement. Phase 3 and 4
of our programme is focusing on the development of 2 bed children’s homes.



The typical service specification for our children’s homes is detached 4 bed properties
which would be suitable as children’s homes for 2 young people to replicate a family
setting of 2 adults and 2 children. Homes are to be of a sufficient size with outdoor
space, not to be overlooked by neighbours and with suitable parking for staff who work
in the homes. Homes must also be suitable to be adapted to meet any formal Ofsted
registration requirements.

As part of the due diligence process when seeking approval to offer it is based on the
completion of the home’s location risk assessments, this includes liaison with the
Police and intelligence from partner agencies. We also take into consideration the
access to local schools, which potentially our young people could attend.

Young people are matched to the provision in a thoughtful and careful manner, this
supports the smooth running of the home and supports young people to become part
of the local community where they can flourish.

How this relates to the values of the council.

Development of in-house residential provision aligns to the Council theme as listed in
the Council Plan:

. Every Child to be Able to Fulfil their Full Potential
Updates on the programme are included in the Year Ahead Delivery Plan forming
a key part of the CYPS Transformation Programme.
The programme also aligns to the CYPS vision of:

. We work with Rotherham's children, young people and families to be resilient,
successful and safe.

The underpinning principle of Rotherham’s approach is that every child has the right
to a family life. Where this is not possible the Council will seek to ensure that a child
lives with a supportive and nurturing family.

In the event that living in a family home is not an option, the Council will make every
effort to ensure that a child lives in a children’s residential home that replicates family
life as closely as possible. Once in care, every effort is made to either plan for the safe
return of children to their families or have a permanent alternative family as soon as
possible. As a council we endeavour to be aspirational your young people and provide
them with the care and nurturing environment to support their needs, and where their
can thrive.

The Council’s standard is that our children and young people should only be placed in
‘good’ or ‘outstanding’ Ofsted rated placements.

How what we do benefits the community.
As part of our programme regular communication takes place with neighbours and the

local community, this starts once an acquisition is in process and then continues once
homes are open and operationalised.



Community engagement is led by the Operations Manager for Residential Services
initially with this continued by the Registered Manager for the provision. At all stages
we seek to engage regularly with neighbours to address any concerns and seek a
positive relationship with the ambition that our Children’s Homes operate as normal
family dwellings. Our aim is for each home to form strong links within the
neighbourhoods to ensure that are young people are part of the local community.

How provisions are monitored and overseen through Ofsted regulations.

The Children’s home will be inspected once a year by Ofsted. The Care Standards Act
2000 sets out Ofsted’s powers to regulate, inspect and enforce compliance with the
Act and relevant regulations. When inspecting children’s homes, Ofsted considers the
knowledge and understanding gained from previous inspections, and:

The Care Standards Act 2000
The Children’s Homes (England) Regulations 2015
The Guide to the children’s homes regulations, including the quality standards

Furthermore under regulation 44 of the Children’s Homes Regulation 2015 an
independent visitor inspects the property on a monthly basis collating a report with
recommendations for improvements this is sent to the homes manager and Ofsted
and forms the basis of continued development.

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 the Sites and Policies Document which
was adopted by the Council on the 27th June 2018.

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

Local Plan policy(s):
SP 11 Development in Residential Areas
SP52 Pollution Control

Other Material Considerations

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.

National Planning Policy Framework: The revised NPPF sets out the Government’s
planning policies for England and how these should be applied. It sits within the plan-
led system, stating at paragraph 2 that “Planning law requires that applications for
planning permission be determined in accordance with the development plan, unless



material considerations indicate otherwise” and that it is “a material consideration in
planning decisions”.

The Local Plan policies referred to above are consistent with the NPPF and have been
given due weight in the determination of this application.

Publicity

The application has been advertised by way of site notices along with individual
neighbour notification letters to adjacent properties. 39 letters of objections have been
received from local residents as well as the Parish Council. One letter in support has
been received from the owner of the property.

The objectors raise the following concerns:

Increased Traffic and Parking Issues: Residents are concerned about
additional traffic and parking congestion due to staff, social workers, police
visits, and possibly taxis for the facility, worsening an already problematic
situation.

Safety and Noise Concerns: There's worry about the potential for increased
anti-social behaviour, noise, and disturbances, affecting the quiet residential
nature of the area and the safety and well-being of the existing residents and
their children.

Unsuitable Location: The location is deemed unsuitable due to its close
proximity to other houses, limited parking, and being in a quiet residential area
not equipped to handle the requirements of a care facility.

Planning and Legal Constraints: Some objections also highlight potential legal
and planning constraints, including covenants on the use of properties in the
area that might restrict the proposed use of the property as a care facility.

The Parish Council states that:

Parking and Traffic

The property lacks adequate parking space for staff (minimum of 4) and visitors.
Additionally, there is insufficient room to create additional parking spaces.
Street parking on Wood Close is limited to outside the properties and is further
constrained by driveway access.

Given the impossibility of adequately accommodating parking needs for staff
and visitors at 3 Wood Close, there is concern that parking will spill over onto
Hollings Lane, exacerbating existing traffic and road safety problems in the
area.

The Parish Council has received numerous complaints about parking in this
area. Visitors to the Ravenfield Arms, the Tennis Courts, Hollings Lane
recreational grounds (which includes a play area), local woodland, often park
their vehicles on Wood Close. The current volume of parked cars in the area
poses a safety hazard. Vehicles parked at the junction of Wood Close obstruct
visibility when exiting onto Hollings Lane and entering Wood Close.

Motorists often exceed the speed limit on Hollings Lane, which is a significant
concern for Ravenfield Parish Council. Speeding issues have been raised over



Noise

a number of years with Ward Councillors, MP John Healey, and Rotherham
MBC Highways - Marc Hill.

The visibility issue caused by parked cars and the known speed problems,
raises safety concerns crossing the road, particularly for children.

Given the nature of this property, staff availability will be required around the
clock, resulting in continuous disruption and noise for residents throughout the
day and night. This would be neither acceptable nor fair for the permanent
residents of the small cul-de-sac.

Antisocial behaviour.

Instances of antisocial behaviour in the woodland and recreational ground are
recognised. Given the proximity of 3 Wood Close to these areas, Ravenfield
Parish Council is worried about the potential risk of vulnerable children getting
involved in such behaviour.

While we fully support that the challenges that some children face and the level
of support needed, we strongly believe that this location is not suitable and
would cause a major impact to the local residents.

The letter in support states that:

Parking: The area has ample parking, with about 16 spaces available on the
road, and historical precedence of accommodating multiple cars without issues.
Privacy and Overlook Concerns: The existing environment of Wood Close has
managed privacy well, with measures like walls, fencing, blinds, and obscure
glass addressing potential overlook issues.

Valuation and Depreciation: No evidence supports claims that the care facility
would negatively impact property values; comparisons with similar properties
suggest no relevance to property value concerns.

Compliance with Covenant: The application aims to comply with a covenant
attached to the property, not to establish a business.

Support for Children in Care: Emphasizes a commitment to providing stability
and support for children in care, appealing to community empathy and
highlighting the role of the home in the childcare system

14 people have requested the right to speak at Planning Board including the applicant.

Consultations

RMBC - Transportation and Highway Design — No objections subject to relevant
conditions.

RMBC — Environmental Health - Would envisage no significant loss of amenity by
virtue of noise, air quality or land pollution impact

South Yorkshire Police: No objection subject to relevant informative regarding secure
by design.



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:

The Principle of the Development

Impact on Residential Amenity
Transportation Considerations

Other Matters Raised by Local Residents

Principle of the Development

The proposed use would fall within class C2 ‘Residential Institutions’ (use for the
provision of residential accommodation and care to people in need of care). In this
instance a change of use to Use Class C2 occurs as children cannot form a household
on their own and live independently without adult supervision.

The site is allocated for Residential Use within the Local Plan and Local Plan policy
SP11 ‘Development in residential Areas’ states “Residential areas identified on the
Policies Map shall be retained primarily for residential uses. All residential uses shall
be considered appropriate in these areas and will be considered in light of all relevant
planning policies.” As such, the proposed development would be acceptable in
principle.

Impact on Residential Amenity

The proposal is for the use of the dwelling as a children’s care home for up to two
children only. Two staff will be present at any one time and during handovers up to a
maximum of four (including the manager/deputy manager).

The property would be accessed by the occupants, members of staff and other support
workers such as social workers. These comings and goings and associated vehicle
movements may increase the level of activity marginally, although it is not considered
to be significantly different from how the property would have been used as a
dwellinghouse with a family occupying it.

The property is detached and has moderate separation distance to the nearest
neighbouring property to the north. There is a substantial garden area to the rear which
adjoins only one other neighbour at No. 4. The level of children proposed to be cared
for at the property will be 2 which is consistent with a family occupying the property
and it is not considered that there would be an unacceptable level of disturbance
resulting from the level of occupation/number of children.



The applicant has confirmed that the changeover time for staff is at 2pm, so it is not
considered that the increase in activity at the property would give rise to an increased
level of noise and disturbance during unsociable hours and whilst it may increase
during daytime hours, it is considered that the level of noise associated with increased
vehicular movements would not lead to a significant impact on the residential amenity
of existing nearby residents.

Objections have been received from local residents raising concerns about noise and
disturbance from the care home, as well as the suitability of the location.

The two children accommodated within the property will be supervised on a 24 hour
basis and as such, it is not considered that this issue would create any significant
impact on the residential amenity of existing residents or the wider community as a
whole. In this respect the proposal would be considered to have a character akin to
that of a residential dwelling, and as such is considered acceptable in a residential
area. Therefore due to the nature of the proposal it is considered to be residential in
character, which is appropriate in this residential area.

Transportation

After assessing the submitted application the Transportation Officer has noted that the
drive will be made available for 4 cars. This being the case the Transportation Officer
raises no objections to the application as there is sufficient on site parking to
accommodate the staff, including at change over times.

Objections have been received that the proposal, if approved, would cause further
parking problems for residents, including excessive on street parking on Wood Close.
As referred to above the site will have adequate on site parking, preventing the need
for on street parking.

As noted above the Transportation Officer raises no objections in relation to highway
safety concerns and is happy with the level of parking available on the site. It is also
noted that occasional on street parking would not cause any safety concerns.

Other Matters Raised by Local Residents

A number of objections have raised concerns about how the home will be run, the type
of staff and if the children can be retained on site. These issues will be addressed by
a separate body and are not for consideration as part of this submission.

There are concerns from local residents regarding the potential for antisocial
behaviour. Whilst these concerns can be viewed as a material consideration, in this
case there is no substantiated evidence that the proposal would give rise to anti-social
behaviour and it can not be assumed that children in care cause anti social behaviour.
Furthermore, the home will help to provide care for vulnerable Rotherham children,
who may otherwise have to looked after outside the borough to the detriment of their
future prospects.



In response to the concerns raised, the applicant has confirmed that the children and
young people in residential care are supported by staff that are highly skilled,
supported by regular supervision who have bespoke training to support the individual
needs of the children they care for.

Taking into account all children accommodated at the property will be supervised on
a 24-hour basis it is not considered that this would create any significant impacts on
the residential amenity of existing residents in the area or crime rates in the area.

Finally in terms of the objection relating to the restrictive covenants, the presence of a
restrictive covenant is not a consideration material to the grant of planning permission.
The planning authority can not take the covenant into account or seek to analyse the
covenant’s true meaning and legal effect. Children and Young People’s Services are
of the opinion that the covenant does not restrict the proposed care home use, which
can be legally challenged by neighbouring residents should they so wish.

Conclusion

Given the location of the dwelling, together with the nature and intensity of the
proposed use, to look after two children, it is considered that any noise and disturbance
generated would be akin to a “traditional” residential dwelling, and whilst there could
be an increase in comings and goings at shift change over times, this would be within
daytime hours so would not create such a significant impact on the amenity of
neighbouring residents that would justify refusing planning permission on these
grounds. Furthermore, the presence of several carers at any one time will ensure that
the children in care are suitably supervised minimising any impact on the amenity of
neighbours or the wider community.

It is also considered that the onsite car parking proposed is appropriate from a highway
safety aspect. It is therefore recommended that planning permission is granted
conditionally.

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 premises shall be used as a residential care home only and for no other purpose
(including any other purpose in Class C2 of the Schedule to the Town and Country
Planning (Use Classes) Order 2987, (or any Order revoking and re-enacting that Order
with or without modification).

Reason

The premises are not considered suitable for general use within the Class quoted for
amenity and highway reasons.

03

The number of children cared for at the site shall be limited to a maximum of 2 at any
one time.



Reason

In accordance with the details submitted with the application and for the avoidance of
doubt.

04

The development shall not be occupied until the proposed widening of the existing
vehicle access as shown on drawing No. BS007 Rev A, has been undertaken.
Reason

In the interest of highway safety.

05

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

Reason

In the interest of highway safety.

06

Before the development is brought into use, that part of the site to be used by vehicles
shall be properly constructed with either

al 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.

All to the satisfaction of the Local Planning Authority and shall thereafter be maintained
in a working condition.

Reason

To provide sustainable drainage and to prevent surface water entering the public
highway.

Informative
South Yorkshire Police
This development would benefit from being renovated to Secured by Design (SBD)

standards. For further information please contact:
Suzanne.turton@southyorks.pnn.police.uk

POSITIVE AND PROACTIVE STATEMENT

During the determination of the application, the Local Planning Authority worked with
the applicant to consider what amendments were necessary to make the scheme
acceptable. The applicant agreed to amend the scheme so that it was in accordance
with the principles of the National Planning Policy Framework.
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