
REPORT TO THE PLANNING BOARD  
TO BE HELD ON THE 19 March 2026 
 
The following applications are submitted for your consideration. It is 
recommended that decisions under the Town and Country Planning Act 
1990 be recorded as indicated. 
 

Application Number RB2025/0537 https://rotherham.planportal.co.uk/?id=RB2025/0537 

Proposal and 
Location 

Erection of 228 dwellings with associated access, open space, 
drainage infrastructure and landscaping on land to north of 
Grange Road/off Priestley Avenue, Rawmarsh, Rotherham 

Recommendation A.    That the Council enter into an Agreement under Section 106 
of the Town and Country Planning Act 1990 for the purposes of 
securing the following: 
 
S106 agreement Heads of Terms 

• 25% affordable housing provision (57 units) as shown 
on drawing 24 5750 08 S106 Plan Rev D:  

Including Affordable Rent (32 units) 
 
Contributions 

• Bus Stop Improvements Contribution £60,106 

• Highways TRO Contributions  
 £5,000 (20mph speed limit) 
 £5,000 (investigation of a traffic regulation order to   
           improve junction capacity at the Haugh Road / A633  
           junction) 
 £500 (sustainable transport) per dwelling (£114 000) 

• Greenspace Contribution £149,500 

• Playing Pitch contribution £105, 715 

• Education Contribution to accord with SPD towards 
Primary School places 

 
Biodiversity Net Gain 
• BNG – 10% increase required as per new legislation – 
details of BNG to be approved via conditions 
 
B. Consequently upon the satisfactory signing of such an 
agreement the Council grants permission for the proposed 
development subject to the conditions set out in this report. 
 

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

https://rotherham.planportal.co.uk/?id=RB2025/0537


 
 
 
Site Description & Location 
 
The site is identified as Safeguard Land (SL1) in the adopted Local Plan and 
lies in the northern side of Grange Road/Priestley Avenue in Rawmarsh. 
 
The site is approximately 12.1Ha in size.  
 
The site comprises of land currently in agricultural use and is located to the 
north of Rawmarsh. The settlement forms part of the Rotherham Urban Area 
and is located northeast of Rotherham Town centre and southwest of 
Kilnhurst. The site is bounded by existing residential properties to the south 
and by Collier Brook to the north. Sandhill Park is located to the east of the 
site and Warren Vale community woodland to the west. 
 
The site slopes moderately from the southwest corner to the northeast. 
 
Two sets of Overhead high voltage electric cables cross the north and 
northeastern portion of the site. The more northerly one of these crosses 
west-east and is the larger of the overhead cable network.   
 
The site is located entirely within an area classified as a Flood Zone 1 (low 
risk). A brook which crosses the central area of the site is within a known 
Surface Water Flood Risk area. 
 



There is no public access into the site, though there are public footpaths and 
bridleways immediately adjacent to the western and northern boundaries.  
 
The area to the west, north and east of the site is predominantly Green Belt. 
Immediately to the north is Local Wildlife Site (77 Collier Brook and Marsh).  
 
Background 
 
This site does not have any previous planning history. 
 
Proposal 
 
This is a full application for a development of 228 dwellings (originally when 
submitted for 231). These will be affordable houses sought to be delivered in 
conjunction with Vico Homes (previously Wakefield District Housing), a 
Registered Provider. All the dwellings have parking provision, and private 
garden space. 
 
The development proposes a range of dwelling types and sizes, from two to 
two and a half storey scale in height and a mix of 2 bed (25%) 3 bed (70%) 
and 4 bed (5%) properties.  
 
The main access to the proposed development will be via an extension of the 
existing stub off Priestley Avenue between properties numbered 71 and 73 in 
the southeast of the site. The site access road and internal loop within the site 
will be conventional streets with a minimum width of 5.5m with 2m footways 
on either side segregated by a verge. 
 
Areas of public open space are located to the northeast corner where the 
SuDS drainage is provided and in the southwest of the site where a play area 
is proposed. a secondary area of POS uses the central brook/dyke as an 
internal walkway across the site.  
 
The scheme shows a number of pedestrian and cycle routes which link into 
the existing paths which are adjacent to the site. The links created will provide 
direct connections to those existing routes to improve wider opportunities for 
residents to access services and facilities sustainably. 
 
Planning Statement 

• The site comprises 12.12 hectares of land currently in agricultural use 
and is located to the north of Rawmarsh. The settlement forms part of 
the Rotherham Urban Area and is located northeast of Rotherham 
Town centre and southwest of Kilnhurst. The site is bounded by 
existing residential properties to the south and by Collier Brook to the 
north. Sandhill Park is located to the east of the site and Warren Vale 
community woodland to the west. 

• The existing site falls from the southwest corner to the northeast. 
Gradients are relatively steep across the site with falls in the southwest 
being locally 1 in 7 and 1 in 12 typically. Falls across the northeastern 
portion are typically between 1 in 14 and 1 in 20. 



• Overhead high voltage electric cables cross the northeastern portion of 
the site. 

 
The need for new housing and the current housing supply in Rotherham 

• The NPPF sets out a presumption in favour of sustainable 
development which for decision taking means approving proposals 
which accord with the development plan without delay or, where the 
relevant policies are out of date, granting permission unless the 
application of policies in the Framework which protect areas of 
particular importance provide a strong reason for refusal, or where the 
adverse impacts of doing so would demonstrably outweigh the benefits 
which assessed against the Framework as a whole.  

• Policies in local plans should be reviewed to assess if they need 
updating once every five years and take account relevant changes to 
national policy. The Rotherham Core Strategy was adopted in 2013 
and the Site and Policies Document adopted in 2018.  

• Both documents are in excess of five years old and have not been 
reviewed against the updated NPPF published in December 2024. 
Therefore, for decision taking the latest standard method figure (1,111 
dpa plus a 5% buffer) applies. This figure takes into account the most 
recently published Affordability Ratio (March 2025).  

• The updated NPPF requires local planning authorities to identify a 
supply of specific, deliverable, five year supply of site for housing sites, 
including the appropriate buffer. This five-year housing land supply 
position should be updated annually by the Council, and Rotherham 
have not done this. The minimum number of homes needed should be 
calculated using the standard method in national planning practice 
guidance.  

• For Rotherham this minimum requirement is 1,111 dwellings per 
annum (plus a 5% buffer equating to 1,167 dpa) dwellings per annum 
and this represents the current housing requirement. The annual 
housing requirement in the Adopted Core Strategy (Policy CS6) is 850 
dwellings per annum.  

• A review of recent delivery against the current target has been 
undertaken by DLP Planning Consultants Ltd for the applicant and 
forms part of this application submission. Historic rates of delivery 
show a long-term average of 579 dwellings per annum when measured 
over the last 10 years.  

• The 6 years average of supply from 2018 onwards is only 675 
dwellings per annum. Both figures show delivery is significantly below 
the minimum annual requirement of 1,111.  

• DLP’s analysis has illustrated that the Council currently has a 3,244-
unit shortfall against the Core Strategy requirement and backlog. They 
also have a residual shortfall of 8,034 units, thus showing that the Core 
Strategy has underdelivered much needed homes.  

• DLP have also undertaken a review of the current housing land supply 
in Rotherham. From a high level review of supply based on Rotherham 
latest published supply figures (2022/23 to 2026/27) there is an 
estimated supply of 5.38 years against the minimum figure. However, 



this does not take into account recent completions from 2022/23 or 
additional commitments from March 2022 onwards. 

• Furthermore, when considering the deliverability of the supply, 
approximately 50% of the current supply is on sites which are either 
allocated or have outline, rather than detailed, planning permission. 
Within the 2022/23 – 2026/27 supply identified by Rotherham, 87% of 
allocated sites show no evidence of recent delivery. This calls into 
question the capacity of these sites to deliver the required number of 
dwellings within a five year period, particularly in the context of national 
build out rates.  

• On the basis of the analysis undertaken by DLP the applicants 
consider that the local planning authority cannot identify a 5 year 
deliverable supply of land for housing against the minimum target (with 
buffer). Taking into account the significant proportion of allocated sites 
without an implementable position it is considered that the current 
supply position is approximately 3.4 years. 

• The site is identified as Safeguarded Land in the adopted Local Plan. 
Safeguarded land has been removed from the Green Belt but not 
allocated for development. Policy CS5 states that development of 
safeguarded land will require a review of the Local Plan and 
assessment of the land in relation to the need for development at that 
time and the identification of the most appropriate locations for 
development to take place.  

• Given the current supply position and that the local plan is in excess of 
five years old and has not been reviewed against the updated NPPF, it 
is considered that the ‘titled balance’ in paragraph 11 of the NPPF is 
engaged. As safeguard land, the release of this site will assist in 
meeting the current need for housing in Rotherham. 

 
 

 



 
 
The Housing Land Supply study concludes that Rotherham has a housing 
land supply of just 3.42 years at a base date of 31st March 2024. This is 
based on DLP’s assessment of potentially challengeable, undeliverable 
supply due to the Council’s heavy reliance on Part B sites 
 
Ecology – Biodiversity Net Gain (BNG) 
A Biodiversity Metric has been provided which indicates the following: 

• The proposed development will result in an overall change in Habitat 
Units to +5.67 (22.54%), hedgerow units of 5.47 (843.76%) and 
watercourse units of 0.26 (17.97%). 

 

 
 
Preliminary Ecological Appraisal Report (PEAR) 

• One statutory designated site; a Local Nature Reserve (LNR) was 
present within 1km. 

• A total of 10 non-statutory designated sites; six Local Wildlife Sites 
(LWS) were recorded within 1km of the Site boundary including one 
adjacent to the northern boundary, and four Ancient and Semi-Natural 
Woodlands were recorded within 2km of the Site boundary. 

• The Site comprised largely arable land with narrow field margins. Area 
of scrub, individual trees, other neutral grassland parcels and ditches 
were also present as linear features at site and field boundaries. One 
hedgerow needs to be assessed further to confirm it qualifies as 
Important under the Hedgerow Regulations 1997. 

• The Site provided small areas of suitable habitat for a range of 
protected/notable species including badgers, roosting and 
foraging/commuting bats and the potential for wintering and breeding 
birds, great crested newts and reptiles. 

• A Local Wildlife Site (LWS) borders the Site’s northern boundary and 
will require appropriate protection during construction and is buffered 
from built areas by green space within the Scheme’s design.   



• The habitats of greatest value on Site are the hedgerows, scrub, other 
neutral grasslands and individual trees. These should be retained 
within the Design and opportunities to enhance these including with 
additional planting and open green space alongside to strengthen 
these corridors should be undertaken. This will to maximise 
opportunities for biodiversity net gains within the Site. 

• Habitats offer varied suitability for a range of protected/notable species. 
The landscape design should promote biodiversity creating semi-
natural habitats and corridors alongside those retained and through the 
Site, comprising native species planting with a range of additional 
enhancements introduced, including bat and bird boxes, herpetofauna 
hibernacula, ponds and hedgehog shelters. 

• Vegetation clearance works should be undertaken outside of the bird 
nesting season (March to August inclusive). If this is not possible, an 
ecological check will be required, and any active nests buffered until 
chicks have fledged. Recommendations for Further Survey. 

• Bats: Ground based assessment of individual trees, seasonal activity 
transects and monthly automated static detector surveys. 

• Birds: Scoping breeding bird survey with potential for further visits. A 
wintering bird scoping survey has already been carried out. 

• GCN: eDNA presence/absence survey and/or population class-size 
assessment surveys. 

• Detailed botanical surveys will be required to assess the condition of 
the grassland pockets to fully inform the Biodiversity Net Gain 
assessment and ensure a net gain can be delivered. 

 
Transport Assessment and Travel Plan 

• The site is located to the north of Rawmarsh c.5km northeast of 
Rotherham town centre and extends approximately 11 hectares.  

• The site is located within an accessible location within a reasonable 
walking and cycling distance of a range of services and facilities. The 
site is also well connected to public transport network including local 
bus services, national rail services and the South Yorkshire tram 
network.  

• The existing capacities of junctions on the local road network have 
been established using surveyed traffic flows and industry standard 
software. All but one of the junctions within the study area currently 
operate within capacity in the weekday morning and evening peak 
hours with the A633 / Haugh Road junction operating at capacity.  

• Recorded collisions across the road network surrounding the site have 
been analysed. Overall, it is concluded that there is not an inherent 
road safety problem which needs to be addressed by the development 
proposals.  

• The detailed assessment of the impacts of traffic flows generated by 
the development proposals on the local road network demonstrates 
that with the exception of the A633 / Haugh Road junction all of the 
junctions in the study area continue to operate within capacity with 
minimal.  



• With regards to the A633 / Haugh Road, whilst junction operates over 
capacity in the 2031 assessment year, both without and with the 
development, the additive effects of the proposed development are 
less than severe and mitigation is not warranted.  

• The NPPF, as revised in December 2024 sets four ‘tests’ for the 
consideration of the transport effects of development. These are that:-  

e) Sustainable modes of transport are prioritised, taking account of the vision 
for the site, the type of development and its location;  
f) Safe and suitable access to the site can be achieved for all users;  
g) The design of streets, parking areas, other transport elements and the 
content of associated standards reflects current national guidance, including 
the National Design Guide and the National Model Design Code; and  
h) Any significant impacts from the development on the transport network (in 
terms of capacity and congestion), or on highway safety, can be cost 
effectively mitigated to an acceptable degree through a vision-led approach.  

• Sustainable modes of transport are prioritised, taking account of the 
vision for the site. 

• Safe and suitable access can be achieved for all users.  

• The design of the internal road network and the pedestrian and cycle 
facilities proposed at the Site are in accordance with local and national 
guidance; and 

• The proposed development will not have a ‘severe’ impact on the 
safety and/or operation of the local road network.  

• It is concluded that there should be no highways or transport reasons 
for the  

Council not to grant this planning application for the site. 
 
Pedestrians  

• Pedestrian access to the site is proposed from multiple points including 
the proposed access junction onto Priestley Avenue, along with 
pedestrian connections to the existing public rights of way network to 
the north and to the west.  

• The development proposals aim to create a sustainable development 
that will encourage active travel. The transport strategy therefore 
includes the following pedestrian measures:  

• A comprehensive network of footways and footpaths will be created across 
the site to maximise permeability for pedestrians.  
• Implementation of a 20mph speed limit on residential streets within the site 
will promote pedestrian safety.  
• New connections to the public rights of way network will unlock new routes 
for future residents of the site and existing residents.  
 
Cyclists and Wheelers 

• The transport strategy for the proposed development includes the 
following additional measures for cyclists and other wheelers:  

• The site layout will be designed to encourage low speeds and create a 
safe environment for cyclists and wheelers. This will promote cycling 
and wheeling generally within the site and to/from the local road 
network.  



• Cycle parking will be provided in accordance with prevailing standards, 
which require a minimum of 2 cycle parking spaces per dwelling, which 
will be provided in the curtilage of each dwelling.  

 
Public Transport  

• The development is within a reasonable walking distance of good 
frequency existing bus services operating along an established bus 
corridor, with connections to national rail and the South Yorkshire tram 
network.  

 
Pedestrian and Cycle Network 

• Priestley Avenue itself is a quiet residential street with c.2m wide 
footways provided on both sides of the carriageway. Street lighting is 
also provided on both sides of the carriageway, with dropped kerbs 
provided at junctions. 

• To the south, footways and streetlighting are provided on both sides of 
Kilnhurst Road extending as far as the St. Mary’s Fields residential 
development to the east and as far as the junction with A633 to the 
west.  

• An uncontrolled pedestrian crossing with dropped kerbs, tactile paving 
and a pedestrian refuge island is provided on Kilnhurst Road, 
facilitating access to the bus stops to the west of Wheatcroft Road.  

• A zebra crossing is provided at Rawmarsh Rosehill Junior School and 
signalised crossings are provided at the junction with A633 Warren 
Vale.  

 
Public Rights of Way (PRoW) 

• Existing public rights of way run along the northern and western 
boundaries of the site, with Footpath 27/8 running immediately to the 
west of the site and to the east of Rosehill Avenue.  

• Footpath 27/30 runs though Warren Vale Community Woodland to the 
north. 

 
Heritage Report 

• A report was undertaken by MAP Archaeological Practice Ltd Yorkshire 
to evaluate the archaeological and historical background, and to 
assess the potential impact. 

• Archaeologically it is recommended that a geophysical survey should 
be carried out across the site, this would help to establish if features of 
definitive archaeological origin are present. Depending upon the 
results, an evaluation by Trial Trenching could be required to assess 
the archaeological potential of the site, and to allow for a reasoned 
decision to be made regarding the need for any conditional mitigation. 

• There is a single Grade II Listed milepost within the vicinity of the site. 
The Roman Ridge to the north of the site is a scheduled monument, 
and certain sections run close to the site boundary. Due to the site’s 
location, it is considered that any development within the site boundary 
would have a negligible impact on the setting and significance of all 
known nearby heritage assets. 



 
Arboricultural Report 
The Tree Survey indicates that the majority of the trees lie along the perimeter 
boundaries of the site with only a small number of trees which lie along the 
dyke which crosses the site in a southwest-northeast orientation.  
 
Noise 
Whilst no specific noise survey has been undertaken, it is noted that the 
surrounding areas are predominantly residential to the south and green belt 
areas to the north. There are no known areas of high noise sources in the 
immediate vicinity of the site area.  
 
Landscaping 

• The application is accompanied by a landscape masterplan and the 
Design and Access Statement details the proposed landscape design 
strategy which seeks to achieve the following: 

• Provide a network of green infrastructure which integrates with the 
surrounding areas of public open space and public rights of way. 

• Provide a play space which is overlooked and located on convenient 
pedestrian routes to school and local services. 

• Provide an attractive environment for residents through the use of 
ornamental tree, hedge and shrub planting on internal streets and in 
front gardens. 

• Retain and enhance existing trees and hedges where possible. 

• Provide mitigation for the loss of vegetation through new planting. 
 
Flood Risk Assessment & Drainage Strategy 

• The Environment Agency’s Statutory Main River Map shows the 
nearest Main River is the River Don located to the east approximately 
1400m from the site at its closest.  

• An unnamed watercourse / drainage ditch dissects the site. The 
watercourse is culverted for a short length to provide field access to 
either side. The existing culvert is informal without a headwall or trash 
screen  

• An additional unnamed drainage ditch is located on the north eastern 
boundary. 

• The existing site is agricultural and is laid to crop. The site is bound to 
the south by existing residential development. Boundaries to the west, 
north and east are formed by established woodland.  

• Environment Agency flood maps that the development boundary is 
located entirely within an area classified as a Flood Zone 1. Land 
located within a flood zone 1 is defined as having less than a 1 in 1,000 
annual probability of river flooding (low risk).  

• The site is not considered to be at risk of flooding from rivers or sea. 
 
Phase 1 Site Investigation 

• A phase 1 site investigation report (including coal mining report) 
prepared by Eastwood Consulting Engineers is included in the 
application submission. Ground conditions are expected to comprise 



natural clay over sandstone or mudstone bedrock. Shallow water may 
be present in low-lying areas of the site near the ditch and brook. 
Minimal made ground is expected except around former pylon and 
current pylon bases.  

• Significant contamination is not expected to be present and the only 
remedial measures in relation to soil will likely relate to providing a 
clean capping over coal outcrops and sulphate precautions in below 
ground concrete. 

• Where significant depths of made ground are not present, traditional 
unreinforced strip or trench fill foundations, taken through any made or 
reworked ground and onto the natural clay are considered to be 
appropriate. At this stage a minimum depth of 900 mm can be 
assumed. Piled foundations should be considered where tree influence 
extends over 2.5 m or where coal seams may intersect foundations. 
Foundations should be constructed in accordance with NHBC 
Standards Chapter 4.2 and heave precautions installed where 
appropriate. 

 
Air Quality Assessment 
Construction Phase 

• Following the construction dust assessment, the Site is found to be at 
worst ‘Medium Risk’ in relation to dust soiling effects on people and 
property, ‘Low Risk’ in relation to human health impacts and ecological 
impacts.  

• Providing effective mitigation measures are implemented, such as 
those outlined in Table P of this report, residual effects from dust 
emissions during the construction phase are deemed to be ‘not 
significant’.  

• Given the short-term nature of the construction phase and the 
comparatively low volume of vehicle movements that will likely arise 
(when compared to the operational phase, for which a full assessment 
has been undertaken), there is predicted to be an ‘insignificant’ effect 
on air quality from construction-generated road traffic emissions. 

 
Operational Phase  

• The assessment of operational phase effects considered impacts on all 
relevant receptors from road traffic emissions associated with the 
Proposed Development.  

• The ADMS-Roads dispersion model was used to determine the likely 
NO2, PM10, and PM2.5 concentrations at all assessed existing and 
proposed receptor locations for a series of scenarios, in accordance 
with technical guidance published in LAQM.TG(22). Predicted pollutant 
concentration changes at relevant receptor locations are a result of the 
Proposed Development were assessed using the EPIC & IAQM 
significance criteria.  

• In accordance with EPIC & IAQM guidance, the impacts of the 
Proposed Development on NO2, PM10 and PM2.5 concentrations at 
all existing assessed receptor locations are considered to be 
‘negligible’. Unmitigated effects associated with NO2, PM10 and PM2.5 
concentrations at all assessed receptor locations are therefore 



considered to be ‘not significant’. Furthermore, the outcome of the 
RMBC Exposure Assessment indicates that the site is suitable for 
residential development.  

• Consideration has been given to potential impacts on air quality at 
ecological designations within the vicinity of the Site. Project alone 
development trips are below the applied screening criteria and 
therefore operational phase project alone road traffic emission impacts 
will result in ‘no likely significant effect’ on habitats within the identified 
ecological designation, and no further assessment is required. 

 
Affordable Housing Needs Assessment 

• This assessment has concluded that there is a critical need for 
affordable housing in the borough which is currently not being met.  

• This analysis found that these national issues are affecting the site 
area whereby a misalignment between the housing on offer in 
Rotherham and incomes was identified, and housing is becoming 
increasingly unaffordable. This is further exacerbated by the failure to 
meet the most recently published affordable housing need figure of 716 
dwellings per annum (which takes into account previous years’ 
shortfall).  

• It also has shown that the affordable delivery as anticipated by the 
Core Strategy has failed both in terms of the actual number of units 
delivered and the percentage total overall. This is a situation worsened 
by the accumulative shortfall in delivery against the Core Strategy as a 
whole. 

• As such, the secondary data clearly identifies an ongoing and 
significant need for additional affordable housing in Rotherham.  

• The scheme is on safeguarded land and is ready to meet the 
immediate affordable housing needs in the borough, a need which has 
not been met to date. 

 
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 28th June 2018.  
 
The application site is allocated as Safeguard Land (SL1) in the Local Plan.  
For the purposes of determining this application the following policies are 
considered to be of relevance: 
 
Core Strategy policy(s): 
CS1 ‘Delivering Rotherham’s Spatial Strategy’ 
CS3 ‘Location of New Development’ 
CS5 ‘Safeguarded Land’ 
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 ‘Landscape’ 
CS22 ‘Green Space’  
CS25 ‘Dealing with Flood Risk’ 
CS27 ‘Community Health and Safety’ 
CS28 ‘Sustainable Design’ 
CS30 ‘Low Carbon & Renewable Energy Generation’ 
CS32 ‘Infrastructure Delivery and Developer Contributions’ 
CS33 ‘Presumption in Favour of Sustainable Development’ 
 
Sites and Policies 
SP11 Development in Residential Areas 
SP26 Car Parking Layout 
SP32 Green Infrastructure and Landscape 
SP33 Conserving and Enhancing the Natural Environment 
SP34 Sites Protected for Nature Conservation 
SP47 Understanding and Managing Flood Risk and Drainage 
SP54 ‘Contaminated and Unstable Land’ 
SP55 Design Principles 
SP56 Car Parking Layout 
SP57 Sustainable Construction 
SP64 Access to Community Facilities 
SP69 Utilities Infrastructure 
 
Other Material Considerations 
 
The NPPF states that “due weight should be given to relevant policies in 
existing plans according to their degree of consistency with this framework 
(the closer the policies in the plan to the policies in the Framework, the 
greater the weight that may be given).”  
 
The revised NPPF came into effect in December 2024. It states that “Planning 
law requires that applications for planning permission be determined in 
accordance with the development plan, unless material considerations 
indicate otherwise.” 
 
South Yorkshire Residential Design Guide. 
 
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 individual neighbour 
notification letters to adjacent properties along with 6no. site notices posted 
around the site, specifically along Grange Road, North Street, Sandhill Road, 
Priestly Avenue and Bronte Place. A total of 44 representations have been 
received and these can be summarised below: 
 
 
 



General 

• Accept that there is a need for more housing. 

• Already a large scale development being constructed off Kilnhurst 
Road. 

• The development will spoil the local landscape. 

• The site is still regarded as Green Belt. 

• The green belt provides a vital natural refuge, offering peace, 
tranquillity and an essential escape from the pressures of daily life. 

• The development of this site would be premature and would undermine 
the Local Plan. 

• Conflict with policy CS5 ‘Safeguarded Land’. 

• Loss of privacy and intrusion to houses directly adjacent the site. 

• Devaluation of house prices. 

• Increase in noise. 

• Loss of view from existing properties along Grange Road and Priestley 
Avenue 

• Detrimental impact on the health of nearby residents from increased 
pollution. 

• An alternative location should be considered further north. 

• Loss of community cohesion. 

• Increase in light pollution. 

• Scepticism that the application has already been decided. 

• Onsite groundwork and testing has already started. 
 
Traffic and Highways 

• The access is insufficient. 

• Significant increase in traffic. 

• The traffic increase will be felt in the construction phase and through 
the development. 

• Hundreds of vans and lorries will be using this site for many months. 

• Poor pedestrian links into and around the site 

• The construction phase would generate significant additional levels of 
noise, dust and traffic on local roads. 

• Bad bend on Priestly Avenue. 

• The site is heavily reliant on car users 
 
Design 

• The design has been poorly thought through. 

• Loss of privacy and overshadowing to existing residents. 

• Scheme is overly dense and not enough Green Space included. 

• Overdevelopment of the site. 

• Will the development be using heart pumps? 

• The development should have solar panels. 

• All new development should have EV chargers. 

• Potential increase in crime due to the new accesses allowing for 
escape routes.  

 
 



Ecology and Wildlife 

• Detrimental impact on wildlife. 

• Loss of biodiversity. 

• Further loss of green space. 

• Potential impact on Sandhill nature reserve. 
 
Infrastructure 

• Insufficient infrastructure in the local area to support this scale of 
development. 

• Limited school places present, which will be exacerbated by this 
development.  

• Limited GP surgery/dentist appointments which will be exacerbated by 
this development. 

• Unsustainable location being a long walk from services within 
Rawmarsh. 

• Have the utilities been considered? 

• The power lines in the north of the site could represent a future danger 
to children. 

• The site is near a former landfill site. 

• Insufficient information on future drainage and SUDS. 
 
In addition 10 individual Rights to Speak have been received, 9 of which are 
from residents and local ward members, and 1 from the applicant.  
 
Consultations 
 
Transportation Infrastructure Service – no objections subject to conditions, 
£500 sustainable transport contribution as part of a S106 contribution. 
 
Affordable Housing – no objections subject to 25% Affordable Housing which 
is subject to a S106 agreement. 
 
Environmental Health – no objections subject to conditions. 
 
Pollution Control – no objections subject to conditions. 
 
Drainage – no objections subject to conditions. 
 
Ecologist – no objections subject to initial clarifications and conditions. The 
BNG will be subject to a S106 agreement. 
 
Landscape – no objections subject to condition. 
 
Tree Officer – no objections subject to condition. 
 
Green Spaces – overall no objections subject to recommended Greenspace 
improvements through a S106 contribution. 
 



Sports Development Manager – no objections subject to improved sports 
playing pitch provision through a S106 contribution. 
 
Education – no objections subject to improvements through a S106 
contribution. 
 
Policy – the Council cannot demonstrate a 5 year housing supply. 
 
Public Rights of Way (PROW) – no objections. 
 
External 
 
Yorkshire Water – no objections subject to conditions. 
 
National Grid – no objections subject to informatives. 
 
South Yorkshire Mayoral Authority (SYMCA) – no objections subject to S106 
contribution of £60 106. 
 
Active Travel – no comments required. 
 
Environment Agency – no comments received. 
 
NHS – no objections. 
 
Coal Authority – no objections subject to conditions. 
 
South Yorkshire Mining Advisory Service (SYMAS) – no objections subject to 
condition. 
 
Sheffield Area Geology Trust (SAGT) – no objections. 
 
Natural England – no objections. 
 
Yorkshire Wildlife Trust – no comments received. 
 
Police ALO – no objections, recommended informative. 
 
South Yorkshire Archaeology Service (SYAS) – initial objection on lack of 
information. No objections following additional updated details. 
 
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 of the application are as follows: 
 

• The principle of development 

• Highway safety issues 

• The design of the proposal, impact on the street scene and character 
of the immediate surrounding area and nearby residential properties  

• Affordable Housing 

• Biodiversity Net Gain (BNG) 

• Landscape issues 

• Green space 

• Flood risk and Drainage 

• Land Contamination 

• Coal Mining Legacy 

• Other issues 
 
Principle of development 
The application site is known as Safeguarded Land (SL1). 
 
Policy CS5 ‘Safeguarded Land’ states that “…Safeguarded Land will be 
identified in areas between the Green Belt and Settlements in the Sites and 
Policies document to meet possible longer term development needs 
equivalent to 5 years beyond the Core Strategy Plan period. The broad areas 
of search for Safeguarded Land will be considered in the following locations:  
• The wider Rotherham Urban Area  
• Principal Settlements for Growth  
• Principal Settlements  
 
Safeguarded land will be removed from the Green Belt but not allocated for 
development. The principles of protection enshrined in national Green Belt 
policy will apply to safeguarded land during the current Plan period. 
Development of safeguarded land will require a review of the Local Plan and 
assessment of the land in relation to the need for development at that time 
and the identification of the most appropriate locations for development to 
take place. 
 
Policy CS6 ‘Meeting the Housing Requirement’ states that sufficient land will 
be allocated in the Sites and Policies document to meet Rotherham's housing 
requirement of 850 net additional dwellings per annum or 12,750 for the 



period 2013 to 2028, plus any shortfall in the delivery against that annual 
target from April 2008 to March 2013. 
 
Policy CS7 ‘Housing Mix and Affordability’ requires proposals for new housing 
to deliver a mix of dwelling sizes, type and tenure taking into account an up to 
date Strategic Housing Market Assessment. The Council will seek the 
provision of 25% affordable housing on sites of 15 dwellings or more. 
 
Policy SP11 “Development in Residential Areas” states that “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.” 
 
Safeguarded land sits between the urban area and the Green Belt and is 
intended to provide flexibility for future housing or employment needs beyond 
the plan period and avoid repeated Green Belt boundary changes by 
identifying future growth locations in advance. Safeguarded sites have also 
been identified in the Local Plan in order to maintain control over the timing 
and pattern of development. 
 
Residential development on safeguarded land generally requires one of the 
following policy-aligned justifications: 
 
1. A Local Plan review has reallocated the land for housing 
This is the clearest and strongest justification, though in this case the Local 
Plan review is not likely to be concluded before October 2026. 
  
2. A significant and demonstrable housing land supply shortfall 
While safeguarded land is not automatically released even during a shortfall, 
in this case it is accepted that the applicant has been able to demonstrate that 
the following apply: 

• The five-year housing land supply cannot be met on allocated sites. 
• Other non-Green Belt options are exhausted. 
• The safeguarded land is sustainably located and deliverable. 

 
From a policy perspective, the passage of time and changes to national policy 
has contributed to the Rotherham Borough no longer being able to 
demonstrate a Five-Year Land Supply given the unprecedented and 
unforeseen changes to the NPPF by Central Government in December 2024. 
The target for new house building per annum has increased from circa 560 
dpa to 1,111 dpa in accordance with changes to the Standard Method for 
determining housing need targets within this Borough.     
 
In these circumstances, the Council will need to support windfall planning 
applications on land allocated or designated for other uses within urban areas 
as the “tilted balance”, on Safeguarded Land sites and other sites in 
accordance with paragraph 11 footnote 8 of the latest NPPF.  The Five-Year 
Housing Land Supply Report at 31 March 2025, indicates the position that 
Rotherham Borough is able to demonstrate a 4.41 years supply currently but 
concludes that it is not possible to demonstrate a five year supply of housing.   



 
When these triggers apply, paragraph 11(d) requires decision-makers to start 
from a position that permission should be granted, unless the harms clearly 
outweigh the benefits. All material considerations are set out in subsequent 
sections of this report but the site is considered to be sustainable by virtue of 
it being directly adjacent to a long established residential area and is within 
400m of shops and services on Kilnhurst Road. The site has been removed 
from the Green Belt and adjoins the existing built up area. 
 
Accordingly, it is considered that owing to the lack of five year housing land 
supply, along with the increased housing requirements, the use of the 
safeguarded sites for residential development is now the next most logical 
step. Overall, the principle of this residential development on this Safeguarded 
land allocation is considered acceptable in this instance given the housing 
need and updated NPPF. The site is adjacent to a long established residential 
area with existing services and infrastructure and is considered to be 
sustainably located. 
 
Highway safety issues 
 
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.  
Policy CS14 is supported by paragraphs 108 and 110 of the NPPF. 
 
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.” 
 
Policy SP 56 ‘Car Parking Layout’ indicates that layouts must be designed to: 
a. reduce the visual impacts of parking on the street-scene and provide 
defined visitor parking on-street; 
b. discourage the obstruction of footways by kerb parking, and parking that 
compromises the operation of the highway; and 
c. ensure in-curtilage / on plot parking does not result in streets dominated by 
parking platforms to the front of the property or large expanses of garage 
doors fronting the street. 
 
A number of objections received raise concerns in relation to highway and 
parking issues.  
 
The Transportation Unit note that the land forms part of SL1 ‘safeguarded 
land’ in the Council’s Local Plan and that the application has now resulted in a 
scheme that provides 228no dwellings, a reduction of 3no units from the 
original submission. With regard to the latest layout submission, Drg 24 5750 



01G, and specifically ITY200240-GA-005 Rev E, this demonstrates swept 
path movements. 
 
Site layout 
The proposed revised site layout Drg 24 5750 01G now conforms with 
guidance from both the South Yorkshire Residential Design Guide and 
Manual for Streets. The site has been designed to a 20mph speed limit and 
the developer has confirmed that they will fund the traffic regulation order and 
any appropriate signage / road markings associated with it.   
  
Car parking  
The proposed car parking facilities are in accordance with the Council’s 
minimum residential car parking standards as required by Supplementary 
Planning Document No 12.  
 
Transport Assessment  
In summary the results of the Transport Assessment (TA) set out that junction 
modelling has been carried out using the parameters the Council had 
requested and that as outlined in Tables 5 and 6 (of the document) that most 
junctions do operate at capacity and with acceptable queues in year 2031. 
The exception is the junction of the A633 and Haugh Road, which is already 
at full capacity based on 2024 baseline and which undergo further constraint 
by 2031. The developer has agreed to provide mitigation to ensure that the 
junction operates satisfactorily, (as confirmed via email dated 24/12/25) and 
that a traffic regulation order (TRO), and to investigate and resolve issues 
highlighted in the Transport Assessment associated with the Haugh Road 
junction, will be funded by the applicant. This agreement is to be secured via 
the s106 agreement.  
 
Pedestrian Accessibility  
The Transportation Unit also note that Rawmarsh Sandhill Primary School, 
Rawmarsh Dental Practice, Family Shopper, Retail and Sandhill Park are 
within 800m walking distance. The masterplan illustrates dedicated pedestrian 
infrastructure 2m wide with a pedestrian ‘central corridor’ dividing the site into 
two which runs alongside an existing ditch. This infrastructure connects to the 
Public Right of Way (PROW) on the northern, east and southeastern 
boundary providing pedestrian connectivity to Wentworth Road, Kilnhurst 
Road and A633 Warren Vale. In general terms the site of the development is 
conducive to walking trips to access these facilities. 
  
Public Transport  
The nearest bus stops to the site are located on Kilnhurst Road, c.600m from 
the  centre of the site (equating to a c.7 minute walk). Both the eastbound and 
westbound  stops are provided with a bus flag and timetable information, with 
the eastbound stop  also provided with a bus shelter. The Transportation Unit 
are of the view that the development is within a reasonable walking distance 
of good frequency existing bus services operating along an established bus 
corridor.  
 
 



Cycling Accessibility  
Rotherham Town Centre, Swinton and Mexbrough are all within 5km of the 
site,  putting a large range of facilities and employment opportunities with 
cycling distance  of the site. In addition, the ‘Rotherham Interactive Cycle 
Map’ identifies Kilnhurst  Road as a ‘local cycleway’ connecting to Swinton in 
the north and Rotherham to the  south via a network of local cycleways.   
 
Road Safety  
The assessment demonstrates that there were no fatal collisions recorded 
across  the study area during the five-year period. A detailed Accident 
Investigation and, Prevention study was requested, specifically for the 
Kilnhurst Road / A633 Warren Vale junction. The result of this study 
concluded that there were no treatable injury collision patterns at the junction 
that could be addressed at this present moment time. It should also be noted 
that there were just two injury collisions at the Kilnhurst Road / Priestley 
Avenue junction during the five-year period, one of which was slight and the 
other was serious.  
 
Travel Plan   
Given the public transport connectivity of the site the developer has agreed to   
provide a sustainable transport contribution of £500 per dwelling to be used to 
fund a  variety of measures encouraging residents to travel sustainably, 
secured by a S106  legal agreement and monies should be paid prior to the 
first dwelling occupation in  full. This will enable the measures to be 
implemented before residents establish  travelling patterns. A travel plan has 
been submitted, but a condition is still required  to enable enforcement.  
 
Overall the Transportation Unit conclude that the scheme complies with both 
national guidance and industry standards. The scheme is in accordance with 
the Local Plan and National Planning Policy Framework in that it promotes 
sustainable travel / transport, it has safe and suitable access for all highway 
users, the scheme if implemented will not have an unacceptable impact on 
highway safety and the residual cumulative impact on the road network will 
not be severe.   
 
This will require the securing of the following contributions as part of the S106 
agreement:    

1) £500 per dwelling for sustainable initiatives.  
2) The sum of £5,000 for the investigation of a traffic regulation order to 
improve junction capacity at the Haugh Road / A633 junction.  
3) The sum of £5,000 for the investigation of a traffic regulation order to 
provide a 20mph speed limit within the new development.  

 
Overall the layout amendments to the scheme conform to the design advice in 
Local Plan Policy SP 56 ‘Car Parking Layout’ along with the more general 
advice in national policy requirements of the NPPF. There are no objection to 
the proposal from a highway safety, capacity and design context subject to 
relevant conditions, including hard surfacing and a Construction Management 
Plan. 
 



The design of the proposal, impact on the street scene and character of the 
immediate surrounding area including neighbouring properties 
 
Policy CS7 ‘Housing Mix and Affordability’ requires proposals for new housing 
to deliver a mix of dwelling sizes, type and tenure taking into account an up to 
date Strategic Housing Market Assessment. The Council will seek the 
provision of 25% affordable housing on sites of 15 dwellings or more. 
 
In terms of more general design considerations the revised NPPF at 
paragraph 131 states, in part, that: “The creation of high quality, beautiful and 
sustainable buildings and places is fundamental to what the planning and 
development process should achieve.” Paragraph 139 adds, in part, that: 
“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.” 
 
There have been concerns raised from local residents regarding the impact of 
the proposed development on existing properties which are directly adjacent 
to the south of the site.   
 
In terms of garden/amenity areas it is noted that the development shows the 
new properties will have an amenity area that either achieves or exceeds the 
minimum recommended amenity area of 60sqm. The internal layouts of the 
proposed dwellings also meets the minimum sizes set out in the National 
Described Standards. 
 
The long established residential area to the south is typically characterised 
predominantly two storey semi-detached and detached properties that are of 
different ages, though the area to the south along Priestly Avenue was 
developed in the early 1960s. the densities of the area are generally of a 
medium density with rear garden areas typically between 8-18m in length.  
 
There is a variety of materials within the area without a single form of 
development, though a large proportion of the main residential areas to the 
south are in brickwork. There are some examples of stone built properties in 
the vicinity as well as examples of mixed brick and render properties, 
particularly at first floor level, in the Rawmarsh area. The design and form of 
the proposed development is similar to that within the wider site area and 
street scene. The scale of the development is considered to be compatible 
with the surroundings and overall it is considered that the development would 
not have a detrimental impact on the character of the wider area or the nearby 
street scenes.  
 
In terms of overlooking to adjacent properties, the new properties all have 
outlooks meet the minimum recommended outlook of 10m, 12m to gable 
sides as defined in the South Yorkshire Residential Design Guide (SYRDG) 
and 21m first floor to first floor of existing or new properties.  
 



The existing properties along the northern side of Priestly Avenue have a 
direct boundary with the site area, though the majority of the built 
development is positioned further away from the immediately adjacent 
boundary. It is not considered that the development will materially increase 
the levels of overlooking to the existing neighbouring properties along Priestly 
Avenue and Grange Road to the east and south. Likewise the separation 
distances are such that this is not likely to have any dominant impact or 
overshadowing to existing properties.  
 
The design and layout of the revised plans are considered to show an 
acceptable quality of development which will have sufficient regard to spacing 
and layout standards. The new properties are considered to be of a modern 
standard of design and the layout is considered to represent an acceptable 
compromise between maximising densities and achieving efficient use of land 
whilst balancing this against meeting landscaping and green space 
requirements.  
 
Overall this revised development is considered to have sufficient regard to the 
surroundings and is in conformity with Local Plan policies CS28 Sustainable 
Design, SP11 Development in Residential Areas and SP55 ‘Design Principles’ 
as well as the general advice within the NPPF. 
 
Affordable Housing 
Policy CS7 ‘Housing Mix and Affordability’ requires proposals for new housing 
to deliver a mix of dwelling sizes, type and tenure taking into account an up to 
date Strategic Housing Market Assessment. The Council will seek the 
provision of 25% affordable housing on sites of 15 dwellings or more. 
 
The mix is in line with local need and ensures a wide range of accommodation 
types both in terms of form and scale. The scheme proposes a mix of 2, 3 and 
4 bedroom dwellings which are detached, semi detached and small terraces. 
The houses proposed are all compliant with Nationally Described Space 
Standards.  
 
The whole scheme is scheduled to be developed in conjunction with VICO 
homes who are a Registered Social Landlord. However, a policy compliant 
scheme with formally allocated Affordable Housing is being proposed.  
 
A total of 57 units are being proposed as being Affordable Units which 
equates to 25% of the total of 228 units. The split breaks at 40.35% 2 bed, 
40.35% 3 bed and 19.3% 4 bed which is a close as can be achieved from the 
initial 40/40/20 split request.   
 
Overall the proposal is considered to be in compliance with Policy CS7 
‘Housing Mix and Affordability’. 
 
 
 
 
 



Biodiversity  
SP33 ‘Conserving and Enhancing the Natural Environment’ indicates that: 
Development should conserve and enhance existing and create new features 
of biodiversity and geodiversity value. Where it is not possible to avoid 
negative impact on a feature of biodiversity or geodiversity value through use 
of an alternate site, development proposals will be expected to minimise 
impact through careful consideration of the design, layout, construction or 
operation of the development and by the incorporation of suitable mitigation 
measures….or provide an adequate level of compensation. The aim of 
mitigation and compensation should be to respond to impact or loss with 
something of greater value; the minimum requirement will be to maintain ‘no 
net loss’. 
 
In this case the application site is required to deliver 10% biodiversity net gain 
as the application was submitted after April 2024.   
 
It is proposed to provide the BNG net gain within the development site, 
outside of private garden areas. Biodiversity net gain is required under a 
statutory framework introduced by Schedule 7A of the Town and Country 
Planning Act 1990 (inserted by the Environment Act 2021). The applicant has 
submitted a biodiversity net gain metric alongside the application. The 
submitted biodiversity net gain metric is outlining that the development is 
achieving an increase in habitat units of 5.38 (20.87%), hedgerow units of 
5.10 (880.52%) and watercourse units of 0.15 (10.39%). The Council’s 
Ecologist concurs with this assessment and is satisfied that this application 
can achieve 10% BNG within the development which can be satisfied via a 
standard pre-commencement condition. 
 
The results of the Great Crested Newt Survey have shown that GCN are 
absent from ponds within areas of optimum terrestrial habitat and also 
considered the lack of suitability of the ditches recorded on Site, the age of 
the data returned from the desk study (10 years) and lack of records held by 
the RBRC. The Ecologist concurs with these findings and considers that the 
presence of GCN can be reasonably discounted in this instance, and there is 
a low risk of causing an offence in relation to direct harm to a GCN during 
clearance or construction works. As a result, the development can proceed 
without constraint from GCN.  
 
It is also recommended that a condition be imposed which includes 
biodiversity enhancements on-site in the form of bat roosting features, bird 
nesting boxes and hedgehog holes. This is in addition to BNG no net loss and 
cannot be included in the metric. This is in line with the National Planning 
Policy Framework Paragraph 180 (d) which states that opportunities to 
improve biodiversity in and around development should be integrated as part 
of their design.   
 
Overall, subject to a biodiversity improvement condition along with additional 
landscaping and planting the development is considered to achieve BNG 
+10% in accordance with national and local policy SP33 ‘Conserving and 
Enhancing the Natural Environment’.  



Greenspace issues 
 
Policy CS28 ‘Sustainable Design’ states, in part, that: “Proposals for 
development should respect and enhance the distinctive features of 
Rotherham. They should develop a strong sense of place with a high quality 
of public realm and well-designed buildings within a clear framework of routes 
and spaces. Development proposals should be responsive to their context 
and be visually attractive as a result of good architecture and appropriate 
landscaping…….. Design should take all opportunities to improve the 
character and quality of an area and the way it functions.” This seeks to 
ensure that all developments make a positive contribution to the environment 
by achieving an appropriate standard of design. 
 
Policy SP32 ‘Green Infrastructure and Landscape’ states: “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…” 
 
Policy SP55 ’Design Principles’, states, in part, that: “All forms of development 
are required to be of high quality, incorporate inclusive design principles 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”. 
 
The NPPF at paragraph 131 states, in part, that: “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 130 
adds, in part, that: “Permission should be refused for development of poor 
design that fails to take the opportunities available for improving the character 
and quality of an area and the way it functions, taking into account any local 
design standards or style guides in plans or supplementary planning 
documents.” 
 
Policy CS28 ‘Sustainable Design’ states, in part, that: “Proposals for 
development should respect and enhance the distinctive features of 
Rotherham. They should develop a strong sense of place with a high quality 
of public realm and well-designed buildings within a clear framework of routes 
and spaces. Development proposals should be responsive to their context 
and be visually attractive as a result of good architecture and appropriate 
landscaping…….. Design should take all opportunities to improve the 
character and quality of an area and the way it functions.” This seeks to 
ensure that all developments make a positive contribution to the environment 
by achieving an appropriate standard of design. 
 
Policy SP32 ‘Green Infrastructure and Landscape’ states: “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…” 



 
Policy SP 37 ‘New and Improvements to Existing Green Space’ indicates that 
“…a. Residential development schemes of 36 dwellings or more shall provide 
55 square metres of Green Space per dwelling on site to ensure that all new 
homes are: 
i. within 280 metres of a Green Space; and 
ii. ideally within 840 metres of a Neighbourhood Green Space (as defined in 
the Rotherham Green Space Strategy 2010); and 
iii. within 400 metres of an equipped play area.” 
 
SP64 ‘Access to Community Facilities’ indicates residential development 
should have good access to a range of shops and services. On larger scale 
residential developments of 10 or more dwellings the majority of homes 
(minimum of 80%) should be within 800 metres reasonable walking distance 
(measured from the centre of the site, taking into account barriers such as 
main roads, rivers and railway lines) via safe pedestrian access of a local 
convenience shop and a reasonable range of other services or community 
facilities. This may require the provision of local services or facilities by 
developers where these requirements would not otherwise be met or where 
new development would place an unacceptable burden upon existing 
facilities, unless it can be demonstrated that such provision would not be 
viable or would threaten the viability of the overall scheme. 
 
The proposal comprising of 228 houses, requires an onsite level of Public 
Open Space provision of 12 540sqm. The area of POS has been located 
around the site with the main areas of greenspace being located at the west 
and east of the site. These are connected with each other via a ‘Northern 
Corridor’ at the north-western end of the site, adjacent to the Green Belt and 
will assist in screening the development from the north and west. A further 
and larger ‘Central Corridor’ connects these areas with footways and this 
follows the central drainage ditch. 
 
The level of accessible Public Open Space provided is substantially in excess 
of the minimum policy requirements (approximately 43 000sqm) which 
occupies nearly a third of the overall site area available for development. It is 
also considered that all of the POS areas are accessible and usable and will 
connect to the existing pathways as part of the surrounding path network.  
 
Overall the proposed POS provision is considered to be of an acceptable level 
and is considered to be appropriately located in the northern part of the site 
which is adjacent both the existing Green Belt along with an existing Local 
Wildlife site. A further more detailed landscape scheme is considered 
appropriate with a more detailed breakdown of planting and species list. 
However, it is considered that this could be appropriately safeguarded via a 
further landscape condition. This element of the scheme is considered to be in 
accordance with Local Plan policies CS28 Sustainable Design, SP32 ‘Green 
Infrastructure and Landscape’, SP37 ‘New and Improvements to Existing 
Green Space’ and SP55 ‘Design Principles’ as well as the general advice 
within the NPPF. 
 



The Council’s Playing Pitch Strategy (PPS) is now at an advanced stage of 
preparation and awaiting formal adoption. This identifies a need across the 
Borough for a range of Sports pitches/facilities. The PPS aims to meet current 
and future demand, support investment bids, and improve health and 
wellbeing by providing high-quality, accessible facilities. Key aspects of the 
strategy include: 

• Strategic Objectives: Focusing on developing community access to 
school pitches, improving pitch quality, and securing investment for key 
sites. 

• Targeted Improvements: Prioritizing sites in disadvantaged areas to 
boost community health and social inclusion. 

 
In this instance the Sports Development Manager considers that a 
contribution of approximately £105k towards improving local sports provision 
within the north of the Rotherham borough is justified on a scheme of this size 
and based on the additional likely need this would generate. The contribution 
is calculated using the Sport England standard calculation based on the 
Playing Pitch Strategy and would be secured through the S106 agreement.  
The contribution will assist in meeting the aims and objectives set out in the 
PPS. This will also meet the criteria within Local Plan Policy SP64 ‘Access to 
Community Facilities’. 
 
Landscaping 
 
Policy SP32 ‘Green Infrastructure and Landscape’ states: “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…” 
 
In terms of landscaping details, the Landscape Officer notes that the selection 
of viewpoints from the Landscape and Visual Assessment appear to have 
been well considered. The Landscape Officer concludes that the LVA is 
compliant with Landscape Institute guidance, and is aligned with their 
methodology for the study. The Landscape Officer is critical of the 
descriptions within the supporting landscape study and is of the opinion that 
the development may be visible in the wider  
landscape, it will remain so and in some instances be ‘moderately adverse’. 
The Landscape Officer is of the view that additional planting is required to 
lessen its impact within the wider landscape. This includes continuous bands 
of structural planting, a more considered, strategic approach be taken to 
delineate the balance of  
useable space throughout the development, potentially more space allowed 
for the southern portion of the site and central spine to allow for more useable 
public space, alongside a variety of planting to the southern portion of the site 
and central spine.  
 
It is accepted that the scheme provides a high level of public open space and 
significant amounts of landscaping. It is also considered that these initial 
concerns could be overcome by a more detailed breakdown of species 



planting within the extensive areas of a open space to mitigate longer term 
impacts. The Landscape Officer considers that this can be achieved by 
imposition of a condition requiring submission of a detailed planting schedule. 
 
Trees 
CS19 Green Infrastructure states “…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…A net gain in Green Infrastructure will 
be realised through the protection and enhancement of existing assets and 
the creation of new multi functional areas, assets and linkages…Proposals 
will be supported which make an overall contribution to the Green 
Infrastructure network…and providing buffering to protect sensitive sites…” 
 
Policies SP32 ‘Green Infrastructure and Landscape’ and SP33 ‘Conserving 
and Enhancing the Natural Environment’ further encourage the retention and 
improvement of Green Infrastructure and new landscape planting. 
 
The Tree Survey indicates that the majority of the trees lie along the perimeter 
boundaries of the site with only a small number of trees which lie along the 
dyke which crosses the site in a southwest-northeast orientation. Overall the 
majority of the existing trees along the boundaries of the site will be retained, 
and the tree coverage would be expanded with a significant increase in new 
tree planting as part of a new landscape scheme. 
 
Overall this development is considered to have sufficient regard to the 
surroundings and is in conformity with Local Plan policy SP32 ‘Green 
Infrastructure and Landscape’ and SP33 ‘Conserving and Enhancing the 
Natural Environment’. 
 
Drainage and Flood Risk 
The site does not lie within a known surface water flood risk area and is within 
zone 1 (lowest risk) on the Environment Agency’s Flood Maps. 
 
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, in part, that: “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.” 
 
Policy SP47” Understanding and Managing Flood Risk and Drainage” states, 
part, that: 
“The Council will expect proposals to: 

a) demonstrate an understanding of the flood route of surface water flows 
through the proposed development in an extreme event where the 
design flows for the drainage systems may be exceeded, and 
incorporate appropriate mitigation measures; 

b) control surface water run-off as near to its source as possible through a 
sustainable drainage approach to surface water management (SuDS). 
The Council will expect applicants to consider the use of natural flood 
storage / prevention solutions (such as tree planting) inappropriate 
locations, and the use of other flood mitigation measures such as 
raised finished floor levels and compensatory storage; and 

c) consider the possibility of providing flood resilience works and products 
for properties to minimise the risk of internal flooding to properties.” 

 
Flood and Drainage details relating to the proposed drainage of the site have 
indicated that this development would not increase the potential for flood risk 
within the site. The site is all within Flood Zone 1 and the supporting details 
have been considered by the Drainage Officer. Overall the Drainage Officer 
has not raised any objections to the drainage proposals, subject to final 
connection details which can be conditioned.  
 
Yorkshire Water have raised no objections, subject to conditions.  
 
The positioning of the drainage attenuation scheme in the northern part of the 
site is considered to be appropriately located by virtue of this being the lower 
ground areas of the site. It is also considered that much of the year this will be 
dry and can operate as informal Public Open Space to extend the greenspace 
area of the site during these periods. This is also located adjacent to the 
existing green belt and Local Wildlife Site and the presence of overhead 
power lines is likely to restrict any future built development in this area. 
 



Accordingly, subject to conditions the scheme would comply with policy CS24 
‘Conserving and Enhancing the Water Environment’, CS25 ‘Dealing with 
Flood Risk’ and SP47 ‘Understanding and Managing Flood Risk and 
Drainage’. 
 
Land Contamination 
SP52 ‘Pollution Control’ indicates 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 the 
detrimental impact on the amenity of the local area. 
 
Policy SP54 ‘Contaminated and Unstable Land’ indicates 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.” 
 
In this case the application site is located at land to the north Of Grange 
Road, Rawmarsh.  The main body of the site comprises an area which 
appears to be used for Arable production.    
 
The Pollution Control Officer notes that the Phase 1 report has not identified 
any previous uses on the two arable fields that may have given rise to any 
gross contamination, but as indicated in the report, agricultural use can give 
rise to some degree of contamination.   
 
In addition, the report has also identified a former Landfill situated on the 
North-West boundary of the site. The gassing state of this site is not given 
and could give rise to ground gas affecting the proposed development. This 
risk has been identified within the above report and has recommended that 
Gas Mitigation measures should be incorporated within the housing design at 
this stage to address any gas migration risks from the former landfill site.  The 
report has also recommended that robust gas  
monitoring programme and gas risk assessment will be required.  
 
Overall however, subject to the safeguarding measures identified within the 
supporting documents it is considered that the development could be 
constructed in a satisfactory and safe manor, subject to conditions. These 



remediation measures including a 1m capping layer to be placed on those 
affected areas are considered to prevent any future risks. Subject to these 
conditions the proposal meets the criteria set out in policies SP52 ‘Pollution 
Control’ and SP54 ‘Contaminated and Unstable Land’. 
 
Coal Mining Legacy 
Policy SP54 ‘Contaminated and Unstable Land’ indicates that “Where land is 
known to be or suspected of being contaminated, or development may result 
inthe release of contaminants from adjoining land, or there are adverse 
ground conditions caused by unstable land, development proposals should: 
 
c. demonstrate that adverse ground conditions have been properly identified 
and safely treated.” 
 
The application site falls within the defined Development High Risk Area. The 
Coal Authority records indicate that a thick coal seam outcrops at or close to 
the surface of the site which may have been worked in the past and historic 
unrecorded underground coal mining is likely to have taken place beneath the 
site at shallow depth. Voids and broken ground associated with such workings 
can pose a risk of ground instability and may give rise to the emission of mine 
gases.   
 
With regard to potential shallow unrecorded coal mining, the Coal Authority 
note the report indicates that the Swinton Pottery coal seam is inferred to 
outcrop through the eastern field.  Stratigraphically, the seam lies below the 
Oaks Rock, which is inferred to outcrop west of the seam.  The author 
considers that the seam is likely present below the southwestern quarter of 
the field and suggests that the risk of workings within the Swinton Pottery 
seam is expected to be low but given the presence of collieries in close 
proximity to the site, the presence of workings cannot be fully  
discounted.  Accordingly, the competent report author identifies that a rotary 
drilling investigation is required to determine if workings are present.  
 
With regard to the mine entry on, or close to, the site’s western boundary, the 
report acknowledges its presence and annotates it, as well as its zone of 
influence, on the Proposed Site Layout Plan. It is noted that all of the 
proposed built development avoids encroachment over the shaft and its 
possible zone of influence. The Coal Authority do not consider it necessary to 
precisely locate the shaft prior to any planning permission being granted.  
However, it will be necessary, as part of the  
intrusive site investigations to more accurately identify its location and zone of 
influence in order to inform any mitigation measures. 
 
Overall, subject to conditions the Coal Authority have raised no objections to 
this element of the scheme. 
 
 
 
 
 



Other issues 
 
Noise 
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.” 

 
A number of objectors have raised concerns around noise and disruption, 
particularly during construction. However the final use is for a residential 
development and it is considered that this is compatible with existing uses and 
would have similar ambient noise levels after completion to neighbouring 
areas. 
 
Objectors also note the potential for noise and dust nuisance to the occupiers 
of nearby residential dwellings during the construction phase, which will last 
for many months as well as accumulations of mud on the highway network 
and general disturbance and nuisance to neighbours. Whilst it is accepted 
that this will involve a a significant level of disruption, in this instance the 



future access road into the site was originally constructed when the original 
Priestly Avenue development was constructed. It is considered that a 
Construction and Environmental Management Plan (CEMP) condition would 
seek to try and address these concerns and minimise the level of disturbance 
to existing properties. 
 
Archaeology 
The South Yorkshire Archaeology Service (SYAS) have reviewed the 
submitted archaeological evaluation report and they are satisfied that this 
provides sufficient evidence to determine the site is of no archaeological 
interest.  
 
There are no further archaeological concerns with the proposal and no 
planning conditions are required. 
 
Conclusion 
 
Overall in land use terms, the site is allocated as safeguarded land rather than 
as a residential allocation. However, it is accepted that the Council cannot 
demonstrate a five year housing land supply. The next most preferable land 
use are residential developments on the safeguarded land allocations. From a 
planning policy perspective, the development is considered to meet the ‘tilted 
balance’ approach to new development. It is considered that the land 
available for a development of 228no. units is of a sufficient size and shape to 
accommodate the scale of development proposed.  
 
The layout proposed is considered to be of a satisfactory design which has 
sufficient regard to the general layout and character of the surroundings. The 
plots are considered to represent an acceptable compromise between 
achieving a sufficient density across the site whilst maintaining policy 
compliant levels of future landscaping and Public Open Space provision.   
 
The application achieves a +10% in biodiversity across the site.  
 
The application is recommended for approval, subject to 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 10, 11 and 28 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 10, 11 and 28 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. 
 
General 
 
01 
The development hereby permitted shall be commenced before the expiration 
of three years from the date of this permission.  
  
Reason  
In order to comply with the requirements of the Town and Country Planning 
Act 1990.  
  
02  
The permission hereby granted shall relate to the area shown outlined in red 
on the approved site plan and the development shall only take place in 
accordance with the submitted details and specifications as shown on the 
approved plans (as set out below)  
(Drawing numbers  
Location Plan 24 5750 02 revision A 
Site Plan Layout 24 5750 01 revision G 
S106 Plan 24 5750 08 Rev D 
Public Open Space areas 24 5750 106 Revision O 
Swept Path drawings ITY200240-GA-005 Rev G 
Swept Path drawings ITY200240-GA-006 Rev F 
Swept Path drawings ITY200240-GA-011 
Swept Path drawings ITY200240-GA-012 
Site Sections 24 5750 06 revision A 
Site Sections 24 5750 07 revision A 
Streetscenes 24 5750 05 revision A 
Tree Protection Plan Barns Associates BA24697 
  
House types 
24 5750 2000 Rev 0 Beaford Plans and elevations 
24 5750 2001 Rev 0 Beaford/Aynesdale Plans and elevations 
24 5750 2002 Rev 0 Aynesdale/Beaford Plans and elevations 
24 5750 2003 Rev 0 Eynesford Plans and elevations 
24 5750 2004 Rev 0 Eynsford/Aynesdale Plans and elevations 
24 5750 2005 Rev 0 Aynesdale/Eynsford Plans and elevations 
24 5750 2008 Rev 0 Tetford Plans and elevations 
24 5750 2009 Rev 0 Tetford Plans and elevations  
24 5750 2010 Rev 0 Carrdale Plans and elevations 
24 5750 2011 Rev 0 Carrdale Plans and elevations 
24 5750 2012 Rev 0 Harrton Plans and elevations 
24 5750 2013 Rev 0 Bittesford Plans and elevations 
24 5750 2014 Rev 0 Bittesford Plans and elevations  
24 5750 2015 Rev 0 Plumdale Plans and elevations 



24 5750 2016 Rev 0 Plumdale Plans and elevations  
24 5750 2017 Rev 0 Tetford Plans and elevations 
24 5750 2018 Rev 0 Tetford Plans and elevations 
24 5750 2019 Rev 0 Tetford Plans and elevations 
24 5750 2020 Rev 0 Bittesford Plans and elevations 
24 5750 2021 Rev 0 Bittesford, Plumdale Plans and elevations 
24 5750 2022 Rev 0 Plumdale, Bittesford Plans and elevations 
 
Received 07.04.25, 12.09.25, 11.10.25, 12.12.25, 07.01.26, 23.01.26 and 
03.02.26 
 
Reason 
In order to comply with the requirements of the Town and Country Planning 
Act 1990. 
 
03 
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 or samples of the materials have been 
left on site, and the details/samples have been approved in writing by the 
Local Planning Authority.  The development shall thereafter be carried out in 
accordance with the approved details/samples. 
 
Reason 
To ensure that appropriate materials are used in the construction of the 
development in the interests of visual amenity and in accordance with Local 
Plan Policies and the NPPF. 
  
04 
Prior to occupation of the each dwelling the approved boundary treatment for 
that dwelling (ref Boundary Treatment Plan 24 5750 03 Rev B received 
12.12.2025) shall be erected and thereafter retained for the duration of the 
development.  
  
Reason  
In order to ensure a satisfactory appearance in the interests of visual amenity 
and in accordance with Core Strategy Policy CS28.  
 
Highways 
05 
Before the development is brought into use, that part of the site to be used by 
vehicles shall be constructed with either; 
a/ a permeable surface and associated water retention/collection drainage, or;  
 b/ an impermeable surface with water collected and taken to a 
separately  constructed water retention/discharge system within the site. 
 
The area shall thereafter be maintained in a working condition. 
 
 
 



Reason 
To ensure that surface water can adequately be drained and 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  
 
06 
Before the development is commenced road sections, constructional and 
drainage  details shall be submitted to and approved by the Local Planning 
Authority. 
 
Reason 
In the interests of road safety.  
07 
Before the electrical system is installed a scheme detailing the dedicated 
facilities that will be provided for charging electric vehicles and other ultra-low 
emission vehicles shall be submitted to and approved in writing by the Local 
Planning Authority. The scheme shall meet at least the following minimum 
standard for numbers and power output: 

• One Standard Electric Vehicle Charging Point providing a continuous 
supply of at least 16A (3.5kW) for each dwelling. 

 
Buildings and parking spaces that are to be provided with charging points 
shall not be brought into use until the charging points are installed and 
operational. Charging points installed shall be retained thereafter. 
 
Reason 
In the interest of supporting and encouraging low emission vehicles, in the 
interest of air quality enhancement, to comply with the aims and objectives 
Chapters 2, 9 and 15 of the National Planning Policy Framework. 
 
08 
Prior to the first dwelling being occupied a Travel Pack shall be produced in 
the  form of an introduction pack to the area with information on buses, trains, 
cycle and  walking routes, local facilities such as schools, doctor’s surgeries 
and other local  facilities (shops, parks etc.) and submitted to and approved by 
the Local Planning  Authority. The approved Travel Pack shall be provided for 
each new resident on first  occupation of any dwelling.   
 
Reason 
In order to encourage sustainable modes of transport.  
 
Ecology 
09 
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.    
For each of the first 5 years of the Plans, a progress report shall be sent to the 
Local Planning Authority reporting on progress of the annual work programme 
and confirmation of required Actions for the next 12 month period.  
  
The approved details thereafter shall be implemented, retained and 
maintained for their designed purpose in accordance with the approved 
scheme 
  
Reason 
To improve wildlife habitat across the site.  
 
10 
No development shall commence on site until:  
(a) a Biodiversity Gain Plan has been submitted to the planning authority, and  
(b) the planning authority has approved the plan.   
 
The details shall be implemented in accordance with the timescales set out in 
the approved Biodiversity Gain Plan. 
 
For guidance on the contents of the Biodiversity Gain Plan that must be 
submitted and agreed by the Council prior to the commencement of the 
consented development please see the link: Submit a biodiversity gain plan -
GOV.UK (www.gov.uk) 
 
Reason  
The effect of paragraph 13 of Schedule 7A to the Town and Country Planning 
Act  1990 is that planning permission granted for the development of land in 
England is  deemed to have been granted subject to the condition (the 
biodiversity gain  condition), to ensure Biodiversity Net Gain. 
 
11 
The development shall not commence until a Habitat Management and 
Monitoring Plan (the HMMP), prepared in accordance with the approved 
Biodiversity Gain Plan has been submitted to, and approved in writing by, the 
local planning authority and including:  
a) a non-technical summary;  
b) the roles and responsibilities of the people or organisation(s) delivering 

the HMMP; 
c) the planned habitat creation and enhancement works to create or 

improve habitat to achieve the biodiversity net gain in accordance with 
the approved Biodiversity Gain Plan;  



d) the management measures to maintain habitat in accordance with the 
approved Biodiversity Gain Plan for a period of 30 years from the 
completion of development; and  

e) the monitoring methodology and frequency in respect of the created or 
enhanced habitat to be submitted to the local planning authority. 

 
Notice in writing shall be given to the Council when the HMMP works have 
started.  
 
Reason 
To ensure no net loss in biodiversity across the site.  
 
 
12 
No dwelling hereby approved shall be occupied until:  
1) the habitat creation and enhancement works set out in the approved  

Habitat Management and Monitoring Plan (the HMMP) have been 
completed; and 

2) a completion report, evidencing the completed habitat enhancements, 
has been submitted to, and approved in writing by the Local Planning 
Authority.  

 
The created and / or enhanced habitat specified in the approved HMMP shall 
be managed and maintained in accordance with the approved HMMP.  
 
Monitoring reports shall be submitted to local planning authority in writing in 
accordance with the methodology and frequency specified in the approved 
HMMP.  
 
Reason 
To ensure the development delivers a biodiversity net gain on site in 
accordance with Schedule 7A of the Town and Country Planning Act 1990.  
 
13 
Before above ground works commence details of external 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. The details shall include, 
but not limited to, the following:  
 
a) A drawing showing sensitive areas and/or dark corridor safeguarding 
areas;  
b) Technical description, design or specification of external lighting to be 
installed including shields, cowls or blinds where appropriate;   
c) A description of the luminosity of lights and their light colour;  
d) A drawing(s) showing the location and where appropriate the elevation and 
height of the light fixings;   
e) Methods to control lighting control (e.g. timer operation, passive infrared 
sensor (PIR));  



f) Lighting contour plans both horizontal and vertical where appropriate and 
taking into account hard landscaping, etc.   
 
All external/internal lighting shall be installed in accordance with the 
specifications and locations set out in the approved details. These shall be 
maintained thereafter in accordance with these details. Under no 
circumstances shall any other external lighting be installed   
 
Reason 
In order to protect surrounding habitats and wildlife from excessive lightspill 
and pollution. 
 
 
14 
No removal of hedgerows, trees, shrubs, brambles, ivy, other climbing plants 
or works to or demolition of buildings or structures that may be used by 
breeding birds shall take place between 1st March and 31st August inclusive, 
unless a competent ecologist has undertaken a careful, detailed check of 
vegetation for active birds’ nests immediately before the vegetation is cleared 
and provided written confirmation that no birds will be harmed and/or that 
there are appropriate measures in place to protect nesting bird interest on 
site. Any such written confirmation should be submitted to the local planning 
authority. 
 
Reason 
To minimise any biodiversity loss across the site. 
 
Trees 
15 
No work or storage on the site shall commence until all the trees/shrubs to be 
retained have been protected by the erection of a strong durable 2 metre high 
barrier fence in accordance with BS 5837:2012 Trees in Relation to Design, 
Demolition and Construction – Recommendations. This shall be positioned in 
accordance with details to be submitted to and approved by the Local 
Planning Authority. The protective fencing shall be properly maintained and 
shall not be removed without the written approval of the Local Planning 
Authority until the development is completed. There shall be no alterations in 
ground levels, fires, use of plant, storage, mixing or stockpiling of materials 
within the fenced areas.  
 
Reason  
To ensure appropriate tree protection in the interests of protecting the visual 
amenity of the area, contributing to the quality and character of Rotherham’s 
environment, air quality and adapting to and mitigating climate change. 
 
Landscape 
16 
Prior to any above ground development taking place a detailed landscape 
scheme shall be submitted to, and approved in writing by, the Local Planning 
Authority. The landscape scheme shall be prepared to a minimum scale of 



1:200 and shall clearly identify through supplementary drawings where 
necessary: 
 
• The extent of existing planting, including those trees or areas of 

vegetation that are to be retained, and those that it is proposed to 
remove. 

• The extent of any changes to existing ground levels, where these are 
proposed. 

• Any constraints in the form of existing or proposed site services, or 
visibility requirements. 

• Areas of structural and ornamental planting that are to be carried out. 
• A planting plan and schedule detailing the proposed species, siting, 

quality and size specification, and planting distances. 
• A written specification for ground preparation and soft landscape 

works. 
• The programme for implementation. 
• Written details of the responsibility for maintenance and a schedule of 

operations for the lifetime of the development, including replacement 
planting, that will be carried out for a period of 5 years after completion 
of the planting scheme. 

 
The scheme shall thereafter be implemented in accordance with the approved 
landscape scheme and in accordance with the appropriate standards and 
codes of practice within a timescale agreed, in writing, by the Local Planning 
Authority. 
 
Reason 
To ensure that there is a well laid out scheme of healthy trees and shrubs in 
the interests of amenity. 
 
17 
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. 
 
Coal Authority/SYMAS 
18 
No development shall commence until;  
a) a scheme of intrusive site investigations has been carried out on site to 
establish the risks posed to the development by past coal mining activity, 
including the recorded mine entry and;  
b) any remediation works and/or mitigation measures to address land 
instability arising from coal mining legacy, as may be necessary, have been 



implemented on site in full in order to ensure that the site is made safe and 
stable for the development proposed.    
 
The intrusive site investigations and remedial works shall be carried out in 
accordance with authoritative UK guidance.  
 
Reason 
The undertaking of intrusive site investigations, prior to the commencement of 
development, is considered to be necessary to ensure that adequate 
information pertaining to ground conditions and coal mining legacy is available 
to enable appropriate remedial and mitigatory measures to be identified and 
carried out before building works commence on site. This is in order to ensure 
the safety and stability  
of the development, in accordance with paragraphs 187, 196 and 197 of the 
National Planning Policy Framework. 
 
19 
Prior to the occupation of the development, or it being taken into beneficial 
use, a signed statement or declaration prepared by a suitably competent 
person confirming that the site is, or has been made, safe and stable for the 
approved development shall be submitted to the Local Planning Authority for 
approval in writing.  This document shall confirm the methods and findings of 
the intrusive site investigations and the completion of any remedial works 
and/or mitigation necessary to address the risks posed by past coal mining 
activity.     
 
Reason 
The undertaking of intrusive site investigations, prior to the commencement of 
development, is considered to be necessary to ensure that adequate 
information pertaining to ground conditions and coal mining legacy is available 
to enable appropriate remedial and mitigatory measures to be identified and 
carried out before building works commence on site. This is in order to ensure 
the safety and stability of the development, in accordance with paragraphs 
187, 196 and 197 of the National Planning Policy Framework. 
 
RMBC Drainage 
20 
No above ground development shall take place until details of the foul, 
surface water and land drainage systems and all related works necessary to 
drain the site have been submitted to and approved by the Local Planning 
Authority. These works shall be carried out concurrently with the development 
and the drainage system shall be operating to the satisfaction of the Local 
Planning Authority prior to the occupation of the development. 
  
Reason 
To ensure that the site is connected to suitable drainage systems and to 
ensure that full details thereof are approved by the Local Planning Authority 
before any works begin and in accordance with Policy CS25 of the Local Plan. 
 
 



Yorkshire Water 
21 
The development shall be carried out in accordance with the details shown on 
the submitted plan, 'Flood Risk Assessment and Drainage Strategy' 25022-
FRADS01 prepared by Coast, dated 26/03/2025’, unless otherwise agreed in 
writing with the Local Planning Authority.   
 
Reason 
In the interest of satisfactory and sustainable drainage. 
 
Pollution Control 
22 
Prior to above ground works commencing, a Phase II Intrusive Site 
Investigation shall be undertaken to assess the geotechnical and geo-
environmental constraints at the site complete with ground gas monitoring.  A 
detailed scope of works including the methodology for investigation and the 
proposed gas monitoring frequency shall be submitted to and approved in 
writing by the Local Authority prior to any site investigation works 
commencing. The site investigation shall thereafter be undertaken in 
accordance with the approved details.  The investigation and subsequent risk 
assessment must be undertaken by competent persons and a written report of 
the findings must be produced and will be subject to approval in writing by this 
Local Planning Authority. The above should be conducted in accordance with 
the new guidance document ‘Land Contamination Risk Management’ 
(October 2020) and predecessor guidance ‘Model Procedures for the 
Management of Land Contamination, CLR 11 (Environment Agency, 2004) 
and BS10175:2011+A2 2017 (BSI, 2017). 
 
Reason  
To ensure the safe occupation of the site in accordance with Policy SP54 of 
the Rotherham Local Plan and paragraph numbers 189 and 190 of the 
National Planning Policy Framework, December 2024.  
 
23 
Subject to the findings of the Phase II (condition 22 above) and prior to above 
ground works commencing, a Remediation Method Statement shall be 
provided for the approval of this Local Authority prior to any 
remediation/ground improvement works commencing on site. The works shall 
be of such a nature as to render harmless any possible identified 
contamination given the proposed end-use of the site and surrounding 
environment including any controlled waters, the site must not qualify as 
contaminated land under Part 2A of the Environment Protection Act 1990 in 
relation to the intended use of the land after remediation.  The approved 
Remediation works shall be carried out in full on site under a quality 
assurance scheme to demonstrate compliance with the proposed 
methodology and best practice guidance. The Local Authority must be given 
two weeks written notification of commencement of the remediation scheme 
works.  
 
 



Reason  
To ensure the safe occupation of the site in accordance with Policy SP54 of 
the Rotherham Local Plan and paragraph numbers 189 and 190 of the 
National Planning Policy Framework, December 2024.  
 
24 
Prior to the commencement of construction, and if required based on site 
investigation findings, a Detailed Design Report for gas mitigation measures 
shall be submitted to and approved in writing by the Local Authority. The 
report shall demonstrate how the proposed mitigation measures have been 
incorporated into the overall infrastructure design. All approved mitigation 
measures shall be fully implemented prior to occupation of the site.  
 
Reason  
To ensure the safe occupation of the site in accordance with Policy SP54 of 
the Rotherham Local Plan and paragraph numbers 189 and 190 of the 
National Planning Policy Framework, December 2024.  
 
25 
If virgin material, subsoil/topsoil materials are required to be imported to site 
for remedial works, then these materials will need to be tested at a rate and 
frequency to be agreed with the Local Authority to ensure they are free from 
contamination and will not present a risk to future users of the site and the 
environment.  
 
Reason  
To ensure the safe occupation of the site in accordance with Policy SP54 of 
the Rotherham Local Plan and paragraph numbers 189 and 190 of the 
National Planning Policy Framework, December 2024.  
 
26 
If during development works unexpected significant contamination is 
encountered, the local planning authority shall be notified in writing 
immediately.  Any requirements for remedial works shall be submitted to and 
approved in writing by the Local Authority.  Works thereafter shall be carried 
out in accordance with an approved Method Statement. This is to ensure the 
development will be suitable for use and that identified contamination will not 
present significant risks to human health or the environment.   
 
Reason  
To ensure the safe occupation of the site in accordance with Policy SP54 of 
the Rotherham Local Plan and paragraph numbers 189 and 190 of the 
National Planning Policy Framework, December 2024.  
 
27 
Following completion of any required remedial/ground preparation works a 
Verification Report should be forwarded to the Local Authority for review and 
comment.  The Verification Report shall include details of the remediation 
works and quality assurance certificates to show that the works have been 
carried out in full accordance with the approved methodology. Details of any 



post-remedial sampling and analysis to show the site has reached the 
required clean-up criteria shall be included in the Verification Report together 
with the necessary documentation detailing what waste materials have been 
removed from the site. No dwellings shall be occupied until such time as all 
verification data has been approved by the Local Authority.  
  
Reason  
To ensure the safe occupation of the site in accordance with Policy SP54 of 
the Rotherham Local Plan and paragraph numbers 189 and 190 of the 
National Planning Policy Framework, December 2024.  
 
Construction Environmental Management Plan (CEMP) 
28 
Prior to the development commencing a Construction Environmental 
Management Plan (CEMP) shall be submitted to and agreed in writing with 
the Local Planning Authority. The plan shall describe in detail the actions that 
will be taken to minimise adverse impacts on occupiers of nearby properties 
and shall provide information in respect of the following matters: 
 
• Program and Phasing Details  
- Site layout  
- Expected duration of demolition and construction work phases 
 
• Site Management  
- Contact details of site manager  
- Complaints procedure  
- Roles and responsibilities 
- Details of public liaison meetings (including details of the frequency of 
meetings and of those to be invited to the meetings). 
 
• Routes for Construction Traffic 
- Routes to be used to and from the site along the road network within the 
Rotherham Borough. 
- Proposed access/egress points onto the site. 
- One way systems 
- Haul routes (on-site and delivery) 
 
NOTE: Where temporary access is required during the construction phase, 
these should benefit from separate planning permission if not approved under 
the host permission. Appropriate S278/S184 Agreements (as appropriate) 
must be gained from the Highways Authority before any works commence on 
site. 
 
• Site Access, Storage and Movement of Materials  
- Delivery access point details 
- Location details of storage areas 
- Delivery times of materials and plant 
- Location of on site parking and turning provision 
 
 



• Dust, Debris and Mud  
- Screening and hoarding 
- Preventative measures  
- Details of soil and its movement and temporary storage during construction  
- Dust suppression measures - General and machinery 
- Wheel wash facilities (including details of source of water) 
- Road sweeping facilities 
- Covering of dusty stockpiles 
- Vehicles carrying dusty loads 
- Dust monitoring 
- Boundary checks 
- Monitoring of weather including wind speed and direction, dry conditions etc 
 
NOTE: Regards shall be had to the guidance detailed in Institute of Air Quality 
Management- Guidance of the assessment of dust from demolition and 
construction 2014. In addition, measures shall be taken to minimise mud on 
nearby public roads, such that road sweepers are only required on these 
roads in exceptional/emergency circumstances.  
 
• Noise and Vibration Control 
- Silencing of vehicles, plant and machinery. 
- Mitigation measures for noisy operations 
- Operational hours (to include site opening hours, operational hours of 
workers, and delivery of goods hours). 
- One way systems 
- Vehicle reverse alarms (white noise reversing alarms should be used as 
opposed to bleeper alarms, particularly where close to residential properties) 
- Leaflet drops to noise sensitive premises 
 
NOTE: Regards shall be had to the guidance detailed in BS5228 2009: ‘Noise 
and Vibration Control on Construction Sites’.  
 
• Artificial Lighting 
- Hours of operation of the lighting 
- Location and specification of all of the luminaires 
- Level of maintained average horizontal illuminance for the areas that needs 
to be illuminated 
- Predicted vertical illuminance that will be caused by the proposed lighting 
when measured at windows of any properties in the vicinity. 
- Measures that will be taken to minimise or eliminate glare and stray light 
arising from the use of the lighting that is caused beyond the boundary of the 
site.  
 
NOTE: Regards shall be had to the guidance detailed in the Institute of 
Lighting Professionals - Guidance Note 01/21 – Reduction of Obtrusive Light. 
 
 
 
 
 



• Waste Management 
- Waste storage 
- Waste collection 
- Recycling  
- Waste removal 
 
Constructional techniques in respect of the Overhead Power Lines of the 
adjacent electricity cable.  
 
The agreed CEMP shall be adhered to throughout the construction of the 
development.  
 
Reason 
To safeguard the amenities of the occupiers of nearby properties in 
accordance with part 15 of the NPPF and Supplementary Planning Document 
No.2 Air Quality & Emissions. 
 
Communication  
29 
Prior to first occupation of a dwelling on this site, information relating to the  
availability of infrastructure to enable the provision of gigabit capable full fibre  
broadband should be submitted and approved by the LPA. If the necessary  
infrastructure is available to enable provision, details of measures to facilitate 
the provision of gigabit-capable full fibre broadband for the development 
hereby approved, including a timescale for implementation, shall be submitted 
to and approved in writing by the Local Planning Authority. The development 
shall be carried out in accordance with the approved details.  
 
Reason  
In accordance with Local Plan Policy SP61 ‘Telecommunications’ and 
Chapter 10 of the NPPF.  
 
Local Labour Agreement  
30 
Prior to the commencement of construction works above ground level, a Local  
Labour Agreement relating to the construction phase of the development shall 
be submitted to and approved in writing by the Local Planning Authority.  The 
scope of the Agreement shall be agreed in writing prior to submission of the 
formal document.  The development shall thereafter be carried out in 
accordance with the approved Agreement.  
 
Reason  
To improve skills in all of Rotherham’s communities through the promotion of 
access to training, education and local employment opportunities.  
 
 
 
 
 
 



Hours of construction  
31 
Except in case of emergency, operations should not take place on site other 
than between the hours of 08:00 - 18:00 Monday to Friday and between 09:00 
- 13:00 on Saturdays. There should be no working on Sundays or Public 
Holidays. At times when operations are not permitted work shall be limited to 
maintenance and servicing of plant or other work of an essential or 
emergency nature. The Local Planning Authority should be notified at the 
earliest opportunity of the occurrence of any such emergency and a schedule 
of essential work shall be provided.   
 
Reason  
In the interests of residential amenity of nearby properties.  
 
Waste Management Plan  
32 
Prior to the development being first occupied a Waste Management Plan shall 
be submitted to and approved in writing by the Local Planning Authority.  The 
Plan will need to include:  
• information on the amount and type of waste that will be generated from the  
site;  
• measures to reduce, re-use and recycle waste within the development,  
including the provision of on-site separation and treatment facilities (using 
fixed or mobile plants where appropriate);   
• an assessment of the potential to re-use or adapt existing buildings on the  
site (if demolished it must explain why it is not possible to retain them);   
• design and layouts that allow effective sorting and storing of recyclables and  
recycling and composting of waste and facilitate waste collection operations 
during the lifetime of the development;   
• measures to minimise the use of raw materials and minimise pollution of any  
waste;   
• details on how residual waste will be disposed in an environmentally  
responsible manner and transported during the construction process and 
beyond;   
• construction and design measures that minimise the use of raw materials 
and encourage the re-use of recycled or secondary resources (particularly 
building materials) and also ensure maximum waste recovery once the 
development is completed; and   
• details on how the development will be monitored following its completion.  
 
The agreed details shall be implemented and thereafter maintained.  
 
Reason  
To minimise the amount of waste used during the construction and lifetime of 
the project and to encourage the re-use and recycling of waste materials on 
site. 
 
 
 
 



Informatives 
 
01  
Ecology 
Condition 09 

• 72 bird brick integrated into the building on a northerly 
aspect/orientation  
(north, north-east and north-west). Example specification includes the 
Schwegler Brick Box Type 24, Woodstone Sparrow Nest Box or an 
equivalent suitable for tits, sparrows or starlings. The boxes should be 
located between two to four metres high, ideally at the gable apex or at 
eaves. The brick can be installed flush with the outside wall and can be 
rendered or covered so that only the entrance hole is visible.  

• 21 swift bricks integrated into the building on any elevation but ideally 
under shadecasting eaves. They should be installed in groups of three, 
at a height above 5m and preferably with a 5m clearance between the 
host building and other buildings or obstructions. Swift bricks should be 
used unless these are not practical due to the nature of construction, in 
which case alternative designs of suitable swift boxes should be 
provided in their place. Example specification includes the Manthrope 
‘GSWB’ Swift brick or the Vivara Pro Cambridge Brick Faced Swift 
Nest Box.  

• 25 bat bricks should be integrated into buildings on a southerly aspect / 
orientation (south, south west, and south-east). Boxes should be 
located a minimum of 2 metres, but ideally 5-7 metres above ground, in 
a position near the eaves or gable apex. Placement should avoid 
windows, doors and wall climbing plants. Example specification 
includes Verona Build-In Woodstone Bat Box, Segovia Build-in 
WoodStone Bat Box and WoodStone Build-in Bat Tube. 

• Hedgehog holes between any fencing, railings, wall and gates to 
ensure the development is permeable to hedgehogs. These can be 
created by 13cmX13cm holes at ground level within fences or by 
leaving a sufficient gap beneath gates and/or leaving brick spaces at 
the base of brick walls. To ensure holes are kept open ‘Hedgehog 
Highway’ signage should be provided and secured above the holes. 

 
Biodiversity Net Gain – condition 10 
Unless an exception or a transitional arrangement applies1, the effect of 
paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is 
that planning permission granted for the development of land in England is 
deemed to have been granted subject to the condition “(the biodiversity gain 
condition”) that development may not begin unless: 
  
(a) a Biodiversity Gain Plan has been submitted to the planning authority, and 
(b) the planning authority has approved the plan.  
  
The planning authority, for the purposes of determining whether to approve a 
Biodiversity Gain Plan in respect of this permission would be Rotherham 
MBC. Failure to submit a Biodiversity Gain Plan prior to the commencement 
of development will lead to formal enforcement action being considered, 



which could be in the form of a Temporary Stop Notice (that will require all 
development on site to stop, for a period of 56 days). 
  
Biodiversity Gain Plan  
The biodiversity gain plan must include/accompanied by: 
(a)    information about the steps taken or to be taken to minimise the adverse 
effect of the development on the biodiversity of the onsite habitat and any 
other habitat; 
(b)    the pre-development biodiversity value of the onsite habitat; 
(c)     the post-development biodiversity value of the onsite habitat; 
(d)    any registered offsite biodiversity gain allocated to the development and 
the biodiversity and the biodiversity value of that gain in relation to the 
development; 
(e)    any biodiversity credits purchased for the development; 
(f)      any information relating to irreplaceable habitat making up onsite habitat  
(g)    information about steps taken or to be taken to minimise any adverse 
effect of the development on, and arrangements for compensation for any 
impact the development has on the biodiversity of, any irreplaceable habitat4 
present within the onsite baseline. 
(h)    any additional information requirements stipulated by the secretary of 
state. 
 
The effect of section 73D of the Town and Country Planning Act 1990 
If planning permission is granted on an application made under section 73 of 
the Town and Country Planning Act 1990 (application to develop land without 
compliance with conditions previously attached) and a Biodiversity Gain Plan 
was approved in relation to the previous planning permission (“the earlier 
Biodiversity Gain Plan”) there are circumstances when the earlier Biodiversity 
Gain Plan is regarded as approved for the purpose of discharging the 
biodiversity gain condition subject to which the section 73 planning permission 
is granted. 
  
Those circumstances are that the conditions subject to which the section 73 
permission is granted: 
1. do not affect the post-development value of the onsite habitat as 
specified in the earlier Biodiversity Gain Plan, and 
2. in the case of planning permission for a development where all or any 
part of the onsite habitat is irreplaceable habitat the conditions do not change 
the effect of the development on the biodiversity of that onsite habitat 
(including any arrangements made to compensate for any such effect) as 
specified in the earlier Biodiversity Gain Plan. 
  

- Listed exemptions from Statutory BNG and transitional arrangements 
can be found at Biodiversity net gain: exempt developments - GOV.UK 
(www.gov.uk)   

- The Statutory Biodiversity Gain Plan template can be found at 
https://www.gov.uk/government/publications/biodiversity-gain-plan   

- Minimum legal requirements for the Biodiversity Gain plan can be 
found at  

http://www.gov.uk/
https://www.gov.uk/government/publications/biodiversity-gain-plan


https://www.legislation.gov.uk/ukpga/2021/30/schedule/14#:~:text=para
graph%2015).-,Biodiversity%20gain%20plan,-14   

- Irreplaceable habitats for the purposed of Biodiversity Net Gain are 
defined by Biodiversity Gain Requirements (Irreplaceable Habitat) 
Regulations 2024. A full list of irreplaceable habitats can be found at 
https://www.legislation.gov.uk/uksi/2024/48/schedule/made  

-  Additional information required is outlined by Articles 37C(2) [Non 
Phased] 37C(4) [Phased] of The Town and Country Planning 
(Development Management Procedure) (England) Order 2015 and 
may be subject to the nature of your application 
https://www.legislation.gov.uk/uksi/2015/595#:~:text=Additional%20con
tent%20of%20plan   

- Where a Habitat Management and Monitoring Plan is required: 
https://publications.naturalengland.org.uk/publication/58135300378460
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Please note that Informative 1 relates to Biodiversity Net Gain, and notes that 
this permission is deemed to have been granted subject to the condition “(the 
biodiversity gain condition”) that development may not begin unless: 
(a) a Biodiversity Gain Plan has been submitted to the planning authority, and 
(b) the planning authority has approved the plan.  
The Informative adds that failure to submit a Biodiversity Gain Plan prior to 
the commencement of development will lead to formal enforcement action 
being considered, which could be in the form of a Temporary Stop Notice (that 
will require all development on site to stop, for a period of 56 days). 
 
Condition 13 
Informative: Guidance regarding lighting issues can be found in the ‘Guidance 
Note 08/23: Bats and Artificial Lighting At Night’ Institute of Lighting 
Professionals, 2023.  
 
Ecology - general 
Nature conservation protection under UK and EU legislation is irrespective of 
the planning system and the applicant should therefore ensure that any 
activity undertaken, regardless of the need for any planning consent, complies 
with the appropriate wildlife legislation. If any protected species are found on 
the site then work should halt immediately and an appropriately qualified 
ecologist should be consulted.  For definitive information primary legislative 
sources should be consulted. 
 
Furthermore, vegetation removal should be undertaken outside of the bird 
breeding season, March to September inclusive. If any clearance work is to 
be carried out within this period, a nest search by a suitably qualified ecologist 
should be undertaken immediately preceding the works. If any active nests 
are present, work which may cause destruction of nests or, disturbance to the 
resident birds must cease until the young have fledged. 
 
In the absence of mitigation, where vegetation removal is scheduled during 
March– August (inclusive), there is potential for active bird nests to be 
destroyed during Site vegetation clearance works.  

https://www.legislation.gov.uk/ukpga/2021/30/schedule/14#:~:text=paragraph%2015).-,Biodiversity%20gain%20plan,-14
https://www.legislation.gov.uk/ukpga/2021/30/schedule/14#:~:text=paragraph%2015).-,Biodiversity%20gain%20plan,-14
https://www.legislation.gov.uk/uksi/2024/48/schedule/made
https://www.legislation.gov.uk/uksi/2015/595#:~:text=Additional%20content%20of%20plan
https://www.legislation.gov.uk/uksi/2015/595#:~:text=Additional%20content%20of%20plan
https://publications.naturalengland.org.uk/publication/5813530037846016
https://publications.naturalengland.org.uk/publication/5813530037846016


 
As such, any vegetation removal should ideally be programmed to be 
undertaken outside of bird breeding season, i.e. between September and 
February (inclusive). If it is not possible to schedule clearance works for these 
months, a nesting bird check by a suitably qualified Ecologist will be required 
no more than two days prior to vegetation clearance, to identify the presence 
of active bird nests. 
 
An active nest would require an exclusion zone to be established and adhered 
to until chicks have fledged and/or the nest is no longer in use (to be 
monitored and confirmed by an Ecologist). 
 
National Grid  
02 
National Grid required a minimum of a 15m stand off from of towers to any 
buildings or structures and our access (including vehicular access) must not 
be restricted. 
 
Yorkshire Water 
03 
1.) The submitted 'Flood Risk Assessment and Drainage Strategy' 25022-
FRADS01 prepared by Coast, dated 26/03/2025 is acceptable. In summary, 
the report states that  
a.) Foul water will discharge to public foul combined water sewer  
b.) Sub-soil conditions do not support the use of soakaways  
c.) Surface water will discharge watercourse, subject to approval by 
appropriate governing body. 
  
2.) On the Statutory Sewer Map, there is a 375mm diameter public combined 
water sewer recorded to cross the site. It is essential that the presence of this 
infrastructure is taken into account in the design of the scheme.  
a.) It may not be acceptable to raise or lower ground levels over the sewer 
and we will not accept any inspection chambers on the sewer to be built over.  
b.) In this instance, a stand-off distance of 3 (three) metres is required at each 
side of the sewer centre-line and it may not be acceptable to raise or lower 
ground levels over the sewer, nor to restrict access to the manholes on the 
sewer.  
c.) In this instance, it would appear that the public sewer is unlikely to be 
affected by building-over proposals.  
d.) There should be no new tree planting within 5 metres of the public sewer 
network  
 
3.) If the developer is looking to have new sewers included in a sewer 
adoption agreement with Yorkshire Water (under Section 104 of the Water 
Industry Act 1991), he/she should contact our Developer Services Team 
(telephone 03451 208 482, email: technical.sewerage@yorkshirewater.co.uk) 
at the earliest opportunity. Sewers intended for adoption should be designed 
and constructed in accordance with the WRc publication 'Code for Adoption - 
a design and construction guide for developers' as supplemented by 
Yorkshire Water's requirements. 



 
Electric Vehicle Charging Points – Footnote   
04 
• A Standard Electric Vehicle Charging Point is one which is capable of 
providing a continuous supply of at least 16A (3.5kW) and up to 32A (7kW). 
The higher output is more likely to be futureproof.   
• For developments where some or all of the parking is likely to be used for 
shorter stay parking (30mins to 4 hours) then Fast (7-23kW) or Rapid 
(43kW+) charging points may be more appropriate. If Fast or Rapid charging 
points are proposed together with restrictions on the times that vehicles are 
allowed to be parked at these points then a lower number of charging points 
may be acceptable.   
• The electrical supply of the final installation should allow the charging 
equipment to operate at full rated capacity.   
• The installation must comply with all applicable electrical requirements in 
force at the time of installation.   
 
Police ALO  
05 
South Yorkshire Police indicate that all rear boundaries should be at least 
1.8m high to prevent access into rear gardens. All doorsets allowing direct 
access into the home and ground floor windows should be to the required 
standard for Secured by Design.   
 
Lighting  
06 
All external paths and car parking areas should be well lit with an LED lighting  
scheme and to standard BS5489 with no dark areas.  
 
Management plan  
07 
The planning permission is subject to a Legal Agreement (Obligation) under 
Section 106 of the Town and Country Planning Act 1990. The S106 
Agreement is legally binding and is registered as a Local Land Charge. It is 
normally enforceable against the people entering into the agreement and any 
subsequent owner of the site.  
 
As part of the S106 the applicant is required to submit a detailed management 
plan for final approval by the local planning authority to demonstrate how the 
Public Open Space areas within the site will be managed and maintained by 
the applicant or management company in the long term. 
 
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. 
 
 



Application Number RB2025-1101 https://rotherham.planportal.co.uk/?id=RB2025/1101 

Proposal and 
Location 

Erection of two stable blocks, Land Adjacent A57 
Chesterfield Road, Swallownest 

Recommendation Grant Conditionally  

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

 
 
Site Description & Location 
 
The application site is land adjacent to a partially constructed fishing pond, 
located off Chesterfield Road, Swallownest. The site is set between the A57 
bypass and a railway line. The site originally formed a sewage works that 
ceased operation around the 1980s.  
 
The site is accessed from the Chesterfield Road, with access being recently 
improved to accommodate the proposed fishing pond traffic. 
 
 
 
 

https://rotherham.planportal.co.uk/?id=RB2025/1101


Background 
 
RB1991/0927 - Outline application for car park to serve adj.park & ride railway 
station - GRANTED CONDITIONALLY (Not built)  
 
RB2010/1406 - Importation of materials & formation of fishing pond including 
alterations to access – REFUSED 
 
RB2011/1639 - Importation of materials & formation of fishing pond and 
parking area including alterations to access - GRANTED CONDITIONALLY 
(Pond only partially completed, not operational)  
 
RB2022/0908 - Variation of conditions 2 & 13 (access) imposed by 
RB2011/1639 – WITHDRAWN 
 
RB2024/0346 - Application to vary condition 2 (approved plans) imposed by 
RB2011/1639 - GRANTED CONDITIONALLY 
 
Proposal 
 
The applicant seeks retrospective permission for two stable blocks and the 
change of use of land for the keeping of horses set below the embankment to 
the A57 bypass. The site is accessed via the existing highway access track 
which was upgraded by the applicant to serve the fishing pond approved 
under RB2011/1639, which is still not operational. Grazing land is provided 
with the stables including a field rented from the South Yorkshire Mayoral 
Combined Authority. The stables blocks are rented out as a whole by the 
applicant and are not for the applicant’s personal use.  
 
The previously approved pond on site has been partially completed and the 
proposed stables do not impinge on the pond layout.  
 
The ‘L’ shaped stable buildings each measure 16 metres by 4 metres and 
3.5m high. The buildings are constructed using stained timber cladding with a 
corrugated roof that overhangs to create a canopy at the front. 
 
Following Highway concerns the applicant has agreed to set the access gates 
back 10m from carriageway to ensure larger vehicles including horse boxes 
can fully pull off the road, prior to the gate opening.  
 
The applicant has produced Biodiversity Enhancement plan which outlines 
measures to enhance ecological value on the site to compensate for the loss 
of an area of grassland. Additional biodiversity benefits will come from a new 
220‑metre species‑rich native hedgerow and the planting of 15 suitable native 
trees, all designed to enhance habitat structure while remaining compatible 
with horse and sheep grazing. The planting will use bare‑root stock, follow 
best‑practice spacing and protection methods, and be implemented in the first 
available planting season following approval, collectively resulting in a positive 
BNG score for the site. 

 



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): 
 
CS4 ‘Green Belt’ 
CS28 ‘Sustainable Design’ 
SP2 ‘Development in the Green Belt’  
SP10 ‘Proposals for Outdoor Sport, Outdoor Recreation and Cemeteries in 
the Green Belt’ 
SP55 ‘Design Principles’ 
 
Other Material Considerations 
 
National Planning Practice Guidance (NPPG)  
 
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. 
 
Rotherham adopted Supplementary Planning Documents: 
 
- Development in the Green Belt 
 
Publicity 
 
The application has been advertised by way of site notices along with 
individual neighbour notification letters to nearby properties. 11 letters of 
objection have been received setting out the following concerns: 
 

• Harm to rural character and landscape, including visual intrusion, 

inappropriate development in the Green Belt, and potential disturbance 

to wildlife without an ecological assessment.  

• Flooding and drainage concerns, with the site lying in or near a 

flood-risk area and lacking evidence of safe surface-water 

management or compliance with past drainage conditions.  



• Highway safety risks, due to inadequate site access onto the 

high-speed A57, gate positioning causing vehicles to obstruct live 

traffic lanes, and dangers associated with horse riders and horseboxes 

at this location.  

• Non-compliance with previous planning conditions (RB2011/1639), 

including failures in drainage provisions, landscaping, tree/hedgerow 

protection, parking, biodiversity measures, and construction 

management.  

• Lack of demonstrated local need or sustainable location, with concerns 

about cumulative impact from similar nearby sites, increased 

congestion, and unclear intentions regarding livestock.  

• Unauthorised development and enforcement issues, with structures 

reportedly erected before planning approval and longstanding 

enforcement requests not acted upon, undermining confidence in the 

process. 

• Strategic Network & Design Standards: Objections reference the A57’s 

status as part of the Major Road Network and an M1 diversion route, 

arguing the access fails to meet national design standards (DMRB, 

Manual for Streets) for gradients, visibility splays and junction safety.  

• Public Right of Way Obstruction: A public footpath runs through the 

entrance and is allegedly obstructed by gates, pillars and vegetation, 

with claims this has not been shown on submitted plans contrary to 

national validation requirements.  

• Gate Set‑Back & Vehicle Length Issues: Detailed evidence suggests 

the gate setback distance is inadequate to contain typical vehicles 

(tractors with trailers, horseboxes), resulting in obstruction of the A57 

during access manoeuvres.  

• Legal Concerns Over Previous Permissions: Objectors argue that a 

pre‑commencement visibility condition on RB2011/1639 was not 

lawfully discharged, potentially rendering earlier works unauthorised.  

• Applicant Conduct & Site Condition: Claims that past illegal tipping and 

vegetation removal degraded the site’s former greenspace value, 

alongside concerns about a pattern of retrospective applications and 

non‑compliance.  

 

The applicant has requested the right to speak at Planning Board.  
 
Consultations 
 
RMBC – Transportation Infrastructure Service: No objections subject to 
relevant condition preventing livery and a condition requiring that the existing 
gate is set back 10m from the adopted highway.  
 
RMBC – Environmental Health: No objections subject to relevant conditions.  
 
RMBC Ecology: No objections subject to recommended condition  
 



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 issues to consider in the determination of this application are:  
 
• Principle of development in the Green Belt.  
• Design issues 
• Highway safety  
• General amenity issues 
• Whether intentional unauthorised development 
 
Principle of development in the Green Belt 
 
The application site is located within the Green Belt where there is a 
presumption against inappropriate development, which is, by definition 
harmful to the Green Belt and its openness.  
 
Policy CS4 ‘Green Belt’ states that: “Land within the Rotherham Green Belt 
will be protected from inappropriate development as set out in national 
planning policy”.  
 
Policy SP 10 ‘Proposals for Outdoor Sport, Outdoor Recreation and 
Cemeteries in the Green Belt’ states:  
 
“Provision of appropriate facilities for outdoor sport, outdoor recreation and 
cemeteries, will be acceptable as long as they preserve the openness of the 
Green Belt and do not conflict with the purposes of including land within it 
providing that:  
 
a. proposals will not give rise to undue disturbance caused by an increase in 
noise, the attraction of significant numbers of additional people into the area, 
or an increase beyond current levels of traffic at any one time;  
b. they are sited and designed so as to avoid any adverse impact on identified 
landscape character, heritage, nature conservation or agricultural interests;  
c. the proposals would not pollute surface and groundwater; and  
d. they can satisfy other relevant policies of the Plan and National Guidance;  



e. the applicant will need to demonstrate that the impact of the proposals will 
not be detrimental to the preservation of the openness of the Green Belt or to 
its character.” 
 
Supplementary Planning Document (SPD) - ‘Development in the Green Belt’ 
adopted in June 2020 states: “Stables should be a suitable distance away 
from homes to avoid problems of smell, noise, pests and so on (taking 
account of wind directions and other relevant factors). Guidance on an 
appropriate distance will be from the Council’s Environmental Health 
Department. You should use existing buildings wherever possible, and any 
new buildings should generally be made from wood with felt roofs so they are 
relatively easy to dismantle when they are no longer needed and are in 
keeping with the character of the Green Belt. Stables and associated tack 
room/storage should be appropriate for the outdoor recreational use of the 
associated land, and genuinely required for that use. Livery proposals will be 
considered on their impact on the character and amenity of the area”. 
 
Paragraph 154 of the NPPF states that a local planning authority should 
regard the construction of new buildings as inappropriate in the Green Belt, 
exceptions to this include: “the provision of appropriate facilities (in connection 
with the existing use of land or a change of use), including buildings, for 
outdoor sport, outdoor recreation, cemeteries and burial grounds and 
allotments; as long as the facilities preserve the openness of the Green Belt 
and do not conflict with the purposes of including land within it;” 
 
Paragraph 154 goes onto state that: “Other forms of development provided 
they preserve its openness and do not conflict with the purposes of including 
land within it. These are (amongst other things): material changes in the use 
of land (such as changes of use for outdoor sport or recreation, or for 
cemeteries and burial grounds)”. 
 
In this instance the applicant seeks retrospective permission for 2 stable 
blocks and attached tack rooms which are rented out as a block rather than 
individual stable pens. The proposal also includes adjacent land that is used 
for the keeping or horses, which represents a material change of use.  
 
The buildings are considered to constitute appropriate facilities for outdoor 
sport and recreation as identified by NPPF paragraph 154, and they are 
directly linked to the outdoor equestrian use of the surrounding land. The 
scale, form and siting of the stable blocks are modest and do not introduce 
excessive built development that would materially harm the openness of the 
Green Belt or conflict with the purposes of including land within it. Their timber 
construction aligns with the expectations of the Council’s Green Belt SPD, 
ensuring the structures remain lightweight in appearance, reversible in nature, 
and sympathetic to the character of the rural environment. 
 
The proposed change of use of the adjacent field for the keeping of horses is 
considered acceptable as it represents a typical and low‑impact rural activity 
commonly found within the Green Belt. The use is directly related to outdoor 
recreation and is consistent with national and local policy, which supports 



equestrian uses where the openness and character of the Green Belt are 
preserved. The field remains largely unchanged in physical form, with no 
engineering works or intrusive structures required, ensuring that the openness 
of the landscape is maintained. 
 
On this basis, the proposal satisfies the requirements of the NPPF with 
regards to provision of outdoor sport and recreation and criteria of Local Plan 
Policies CS4 and SP10 by preserving Green Belt openness and avoiding 
harm to landscape, environmental and residential interests. It also accords 
with the approach set out in the Development in the Green Belt SPD. As such, 
the development represents an appropriate form of Green Belt development 
compliant with both local and national planning policy, and is therefore 
considered acceptable in principle. 
 
Design 
 
Core Strategy Policy CS28 ‘Sustainable Design’ states: “Proposals for 
development should respect and enhance the distinctive features of 
Rotherham. They should develop a strong sense of place with a high quality 
of public realm and well-designed buildings within a clear framework of routes 
and spaces. Development proposals should be responsive to their context 
and be visually attractive as a result of good architecture and appropriate 
landscaping. Design should take all opportunities to improve the character 
and quality of an area and the way it functions’ which seeks to ensure that all 
development make a positive contribution to the environment by achieving an 
appropriate standard of 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”. 
 
Paragraph 126 of the NPPF states that: “The creation of high quality, beautiful 
and sustainable buildings and places is fundamental to what the planning and 
development process should achieve. 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. Being clear about 
design expectations, and how these will be tested, is essential for achieving 
this.” 
 
The Council’s adopted Supplementary Planning Document ‘Development in 
the Green Belt’ states that: “…any new buildings should be generally made 
from wood felt roofs so they are easy to dismantle when they are no longer 
required and are in keeping with the character of the Green Belt; and stables 
and tack room / storage should be appropriate for the outdoor recreational 
use of the associated land. In addition, they should be a of minimum size, 
materials, colours and construction methods and building styles that fit in with 
the surrounding area; sited where they have least effect on the landscape.” 



 
The stable blocks are designed in an L shaped footprint with a timber 
construction. Such a design is appropriate for rural stable buildings and are fit 
for purpose.  In addition, this lightweight design will minimise the potential for 
the stables to be converted to another inappropriate uses.  
 
As such, the design and appearance of the stable blocks is considered 
acceptable and complies with the aforementioned policies and guidance. 
 
Highway safety 
 
The NPPF paragraph 111 states that: “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”.  
 
The access to the site is via an existing access to Chesterfield Road, which 
has in recent years been improved in terms of width and passing places, in 
line with the 2011 approval for the fishing pond. In recent years the applicant 
has installed a large gate that is set 6m from the road. Objectors have raised 
concerns that when horse box trailers come and go from the site, the trailers 
blocks the highway to allow the driver to open and lock the gate. The 
applicant has therefore agreed to set the gate back a full 10m from the road to 
allow vehicles towing a horse box to fully pull off the highway and avoid 
conflict with moving traffic.  
 
With the above circumstances in mind, subject to appropriate conditions 
restricting the type of equestrian use on site and a requirement to set the gate 
back, the proposal is acceptable in highway safety terms.  
 
Amenity 
 
Core Strategy Policy CS27 ‘Community Health and Safety’ states that 
development will be supported which protects, promotes or contributes to 
securing a healthy and safe environment and minimises health inequalities.  
 
It adds that 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. 
 
Sites and Policies 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.”  
 



The Council’s SPD ‘Development in the Green Belt’ states planning will only 
be granted for stables as long as they are sited a suitable distance away from 
homes to avoid problems of smell, noise, pests and so on.  
 
The proposed stables are set away from neighbouring dwellings and as such 
the small amount of waste and associated noise will not harm neighbouring 
amenity and to a certain extent is to be expected in a rural setting.  
 
As such no significant harm to neighbouring amenity will occur. 
 
Biodiversity Net Gain  
 
As the submission is retrospective the proposal is exempt from the mandatory 
Biodiversity Net Gain 10% gain requirement. However Local Plan Policy SP33 
states that:  
 
“Where, despite mitigation, there will be residual adverse impact on 
biodiversity or geodiversity value or on wider ecological networks, 
development should provide an adequate level of compensation. The aim of 
mitigation and compensation should be to respond to impact or loss with 
something of greater value; the minimum requirement will be to maintain ‘no 
net loss’.” It adds that:  
 
“Development will be expected to enhance biodiversity and geodiversity on-
site 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.” 
 
With this in mind, the applicant has agreed to additional hedgerow planting to 
the field edge to provide some habitat improvement. This will introduce 
potential habitat and some modest biodiversity enhancement, on a site that 
was formerly open grassland on this former sewage works. Given the modest 
nature of the scheme the proposed works are reasonable. As such, it is 
considered that should the landscaping be provided, there would be no net 
loss in biodiversity on the site, in line with Local Plan Policy SP33, if anything 
a biodiversity enhancement will be achieved. 
 
Whether intentional unauthorised development 
 
The Department for Communities and Local Government’s Written Ministerial 
Statement of 31 August 2015 introduced a clear national policy that intentional 
unauthorised development should be treated as a material consideration in 
the determination of planning applications and appeals. The Government 
expressed concern that development carried out without prior consent 
undermines the integrity of the planning system and removes the opportunity 
to mitigate harm before it occurs. This is particularly significant in the Green 
Belt, where most development is inappropriate and should only be permitted 
in very special circumstances. The Planning Inspectorate was directed to 



monitor such cases closely, and the Secretary of State reserved the right to 
recover appeals to reinforce this policy stance.  
 
In the case of retrospective applications for stables within the Green Belt, the 
intentional nature of the unauthorised development weighs against granting 
permission. National policy makes clear that intentional unauthorised 
development is not a neutral factor; it is a deliberate act that should be 
considered alongside other harms when assessing whether very special 
circumstances exist. 
 
However, in this instance the as built stables are as referred to above, not 
inappropriate development within the Green Belt and no Very Special 
Circumstances need to be demonstrated by the applicant. It would not 
therefore be reasonable to refuse such an application merely for that fact that 
the scheme is retrospective.  
 
Conclusion 
 
Having regard to the above it is considered that the proposal would represent 
not  inappropriate development in the Green Belt and would not harm the 
openness of  the Green Belt. As such it is considered to be in accordance with 
Local Plan Policies  SP2 ‘Development in the Green Belt’ and SP10 
‘Proposals for Outdoor Sport,  Outdoor Recreation and Cemeteries in the 
Green Belt’, as well as those within the  NPPF. The application is therefore 
recommended for approval subject to conditions. 
 
Conditions  
 
01  
The permission hereby granted shall relate to the area shown outlined in red 
on the approved site plan and the development shall only take place in 
accordance with the submitted details and specifications and as shown on the 
approved plans (as set out below)  
 
(Amended site and Location Plan) (Received 26 January 2026)  
(Elevations and Floor Plans)  
(Proposals to achieve Biodiversity Net Gain) (Received 06/02/2026)  
 
Reason To define the permission and for the avoidance of doubt. 
 
02 
The stables hereby approved shall not be used as riding schools and shall 
only be rented out as whole stable block units rather than individual stables. 
 
Reason  
The location of the site is not considered appropriate for a general commercial 
use. 
 
 
 



03 
The stables shall be operated at all times in such a manner as to prevent the 
occurrence of odour nuisance at nearby sensitive receptors. Measures shall 
include the regular removal and appropriate disposal of manure and soiled 
bedding, and the proper storage of waste materials. Records of waste 
removal shall be kept and made available to the Local Planning Authority 
upon request. 
 
Reason 
To safeguard the amenities of the occupiers of nearby properties in 
accordance with RMBC Policy SP52 and part 15 of the NPPF. 
 
04 
No manure or waste materials shall be burned upon the land within the 
application site. 
 
Reason 
To safeguard the amenities of the occupiers of nearby properties in 
accordance with RMBC Policy SP52 and part 15 of the NPPF. 
 
05 
Landscaping of the site as shown within the submitted Biodiversity Net Gain 
shall be carried out during the next available planting season. 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 hedgerow, to achieve biodiversity gain. 
 
06  
Within 3 months of the date of this approval the existing gates at the site 
entrance to Chesterfield Road shall be repositioned so that they are sited no 
closer than 10m from the Chesterfield Road carriageway and open inwards 
only.  
 
Reason  
In the interest of highway safety.  
 
Informative 
 
The Council’s Neighbourhood Enforcement have a legal duty to investigate 
any complaints of nuisance being caused due to accumulations of manure, 
odour from manure and insects being attracted due to any accumulations. If a 
statutory nuisance is found to exist they must serve an Abatement Notice 
under the Environmental Protection Act 1990. Failure to comply with the 
requirements of an Abatement Notice may result in an unlimited fine upon 



conviction in the Magistrates' Court. It is therefore recommended that you give 
consideration to any measures that may need to be taken to prevent a 
nuisance from being created. 
 
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. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Application Number RB2026/0061 https://rotherham.planportal.co.uk/?id=RB2026/0061 

Proposal and 
Location 

Application to vary conditions 06 (remove wording relating 
to car parking spaces & 07 (new rota document 
amendments) imposed by RB2025/0610 at 92 Swinston Hill 
Road Dinnington Rotherham S25 2SA 

Recommendation Grant with conditions 

 
This application is being presented to Planning Board due to the number of 
objections received and due to the original application being approved by 
Planning Board. 
 

 
 
Site Description & Location 
 
The application relates to an existing extended two-storey detached dwelling 
located on Swinston Hill Road at Dinnington. The property is located within a 
residential area consisting of mixed house types set back from the adjacent 
highway with off road parking to the front and relatively large rear garden 
areas. 
 
The property has vehicular access from Swinston Hill Road with off road 
parking available on the site frontage. The original access and dropped kerb 

https://rotherham.planportal.co.uk/?id=RB2026/0061


has been widened by the removal of part of the front boundary wall as 
required by the previously approved application ref RB2025/0610. 
 
Background 
 
There have been several applications relating to this property including the 
following; 
 
RB1978/3876 - Extension to form garage kitchen bathroom & bedroom – 
Granted  
 
RB2006/0803 - Two storey rear extension, new pitched roof to replace 
existing pitched & flat roof, formation of rooms in roof space and erect porch 
to front – Granted conditionally 
 
RB2025/0610 - Change of use of dwelling from residential (Use Class C3) to 
children’s home for up to 3 children (Use Class C2) – Granted subject to 
conditions 
 
Proposal 
 
Planning permission was granted in July 2025 (subject to several conditions) 
for the change of use of the dwelling to a children’s home. 
  
This application seeks to vary two of the conditions that were imposed on the 
planning approval which was granted for the change of use of the property 
from a dwellinghouse (Use Class C3) to a children’s home (Use Class C2) for 
up to 3 children.   
 
The conditions that the applicant wishes to amend are as follows: 
 
Condition 06  
Before the development is brought into use the car parking area shown on the 
approved plan ref 3378-CDA-00-XX-DR-A-0403 shall be provided, marked out 
and thereafter maintained for car parking. 
 
Reason 
To ensure the provision of satisfactory garage/parking space and avoid the 
necessity for the parking of vehicles on the highway in the interests of road 
safety. 
 
The site has off road parking to the front and the existing vehicular access has 
been widened to 5m by removing of a section of the front boundary wall and 
extending the existing dropped kerb as required by the original planning 
application. The parking area has been formed with a gravel surface and as 
such the spaces cannot be marked out as required by the above condition. 
This application seeks to change the wording of condition 06 to address this. 
 
 
 



Condition 07  
The use hereby permitted shall be restricted to no more than three children 
with two carers in accordance with the rota details as set out in the submitted 
Appendix B Rota Summary received 2 July 2025 
 
Reason 
In the interests of the amenities of the occupiers of nearby dwellings 
 
The applicant seeks amend condition 07 to replace the original Rota 
(Appendix A (rev)) with a revised rota (Appendix B) to meet Ofsted 
requirements. 
The proposed details/changes are as follows: 
 

Appendix A (approved) Appendix B (proposed) 
 

Two staff for 48hrs Three staff for 48hrs 
Additional staff to be drafted in as 
needed 
 

Core staff sleepover 11pm to 7am  Core staff sleepover 11pm to 7am  
 

Handover time 10am – 10.30am one 
leaves another arrives 

Handover time 10am – 10.30am one 
leaves another arrives 
 

Registered Manager – times not 
specified  

Registered Manager - hours on site 
are flexible and are tailored to suit the 
home’s need 
 

Professional visitors 
Regulation 44 Inspector – once a 
month mid week between 9.30am 
and 16.30pm 
 
Social worker – every 6 weeks mid 
week between 9.30am and 16.30pm 
 
 
OFSTED Inspection - Once a year for 
two consecutive days mid-week 
arriving after 9am and leaving before 
18.30. 
 

Professional visitors 
Regulation 44 Inspector – once a 
month can be announced or 
unannounced 
 
 
Social worker to the child (statutory 
visits are every 6 weeks, maybe 
sooner  
or more frequent if required) 
 
OFSTED inspection - several visits 
throughout the year. 
 
Other professionals may visit the 
Children such as IRO’s, advocates, 
LAC nurse, home tutor and maybe 
other professional bodies. 
 

 
 
 



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 located within a residential area in the Local Plan, for 
the purposes of determining this application the following policies are 
considered to be of relevance: 
Local Plan policy(s):  
 
CS27 ‘Community Health and Safety’ 
SP11 ‘Development in Residential Areas’ 
SP52 ‘Pollution Control’ 
 
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 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”.National Planning Practice Guidance (NPPG).  
 
The Local Plan policies referred to above are consistent with the NPPF and 
have been given due weight in the determination of this application. 
 
Rotherham Adopted SPDs: 
SPD12 Transport Assessments Travel Plans and Parking Standards 
 
Dinnington Neighbourhood Plan 
 
Publicity 
 
The application has been advertised by way of a site notice along with 
individual neighbour notification letters to adjacent properties and those who 
submitted representations to the original application. 24 letters of 
representation have been received from local residents. The concerns raised 
can be summarised as follows: 
 

• This application will increase the number of vehicles requiring access 
and increase on street parking causing a massive impact on road 
safety on this dangerous road. 

• The changes will cause road safety issues and impact negatively on 
the quality of life of local residents. 

• The application states that this is due to Ofsted requirements which is 
separate legislation which should have zero impact on planning 
decisions. 



• The parking surface needs to be changed so that the bays can be 
marked out to avoid excess traffic parking in the highway making 
entering and leaving neighbouring properties difficult and dangerous. 

• Condition 07 completely changes the dynamic of the original 
application by increasing staff and causing more cars and more 
congestion and danger on the highway. 

• The property was a residential family home and is not suitable for this 
type of business. 

• The condition to restrict the number of carers was imposed for a 
reason and changes would be to the applicant’s advantage and the 
disadvantage of residents. 

• The changes introduce an additional carer at all times and a potential 
fourth carer that could be present every day with visits by the manager 
increased to every day. This will impact on the amenity of nearby 
occupiers. 

• More staff and visitors equals more vehicles 

• The proposed change to Condition 7 also does not mention the 
restriction of a maximum of 3 children. This should remain within the 
condition. 

• If this number of children require this level of staffing then the number 
should be reduced to 1 or 2 children. 

• This is an underhand way to increase the staffing which is a danger to 
road safety. They have tried to cover up the extra staff and visitors to 
get the original application passed. 

• Planning should not have been granted in the first place. The applicant 
only cares about profits and not road safety for all concerned. 

• The owner cannot enforce how employees will travel to work and will 
have no control over how, where and when they park on the road. 

• There should be sufficient parking within the footprint of the property. 

• Disagree that the children’s home would not have more 
vehicles/comings and goings to that of a residential home. 

• This is a pleasant residential area with a vast amount of through traffic 
currently not many vehicles are parked on the road. 

• No marked parking bays means no parking discipline which will result 
in cars parked on the road causing increased inconvenience and a 
detriment to road safety. 

• Swinston Hill Road is a residential road it is wrong to convert a property 
to a commercial property, which serves a very different purpose and 
has many different needs. 

• No. 92 is close to a junction where several accidents have occurred. 

• The plan for 5 vehicles and the attempts made to orchestrate that 
parking is a joke with vehicles having to be moved during the day. 

• The diagram of five parked cars looks good on paper, I would suggest 
a site visit by planning. The loose gravel is carried out onto the 
footpath. 

• Any more than 3 cars would prevent any of the cars (except the one 
blocking the entrance) from leaving or returning to the property without 
all the cars being moved to allow access. This would cause a serious 
congestion and safety issues on an already busy bus route. 



• If all staff are moving cars, who is supervising/safeguarding the 
children? 

• Where are the bins to be stored? 

• The construction of the parking area does not allow for wheelchair use.  

• In an emergency how would services operate around five vehicles. 

• Manoeuvring of vehicles will take place while pedestrians and vehicles 
are passing. 

• The safety of all road users and pedestrians and the staff and children 
really should come first and the applicant should look for a property 
which can accommodate everybody safely with the grounds for a larger 
number of vehicles. 

• Increased traffic and activity will cause noise and disturbance to 
neighbouring residents and reduce their quality of life. 

• The applicant is merely increasing staff for financial gain, not for the 
good or safeguarding of under privileged children. 

• A children’s home is an extremely busy environment with many visitors 
and will vastly increase traffic on Swinston Hill Road let alone create 
serious parking issues. 

• Highways comments that additional visitors could be safely 
accommodated with on street parking in front of the property is 
incorrect. Vehicles parked on the widened entrance would block vision 
to enter and leave the carriage way for other local residents. 

• The highways officer makes no comments on the unsuitability of the 
drive construction, the fact cars parked on the road would mean traffic 
having to overtake approaching a t-junction and traffic leaving 
surrounding drives having to view oncoming traffic around parked cars. 

• Have the fire and ambulance service been asked for their comments 
on attending this property with proposed parking arrangements? 

 
The comments submitted by Dinnington St Johns Town Council can be 
summarised as follows: 

• While the Council understands and supports the necessity of providing 
appropriate care for vulnerable young people, we have serious 
concerns about the suitability of this application. 

• The property is located within a quiet, residential area, primarily 
composed of family homes. This type of care home requires not only 
round-the-clock support staff but also regular visits from a variety of 
external professionals. The cumulative effect of this increased footfall 
and traffic presents real and legitimate concerns for the amenity of 
nearby residents. 

• The property itself is not big enough to accommodate more residents 
and it does not have sufficient land to accommodate a larger number of 
parked cars. 

• Parking provision and traffic management were not adequately 
addressed in the original application. The expected number of support 
staff and visiting professionals far exceeds what the property or 
surrounding streets can reasonably accommodate. This raises 
potential issues around highway safety and the obstruction of what is 
already a limited residential parking environment. 



• Lack of detailed information regarding staff numbers, shift pattern, 
visiting schedules and safeguarding measures still not been explained 
to address the potential impact. 

• Lastly, the proposal appears to conflict with the aims and objectives of 
the Dinnington St John’s Neighbourhood Plan, which promotes 
sustainable development that respects and enhances the character of 
our community. A development of this intensity and complexity is, in 
our view, incompatible with the surrounding area and does not support 
the cohesive, family-oriented environment the Plan seeks to uphold. 

 
In response to the objections received, the following comments have been 
submitted by the applicant from the proposed care home manager: 
 

- The sole purpose of the requested changes is to ensure that the 
children placed at the home are safeguarded appropriately and 
supported in line with their individual needs. 

- The proposal is not driven by financial considerations. On the contrary, 
it has been requested by me personally in my capacity as the 
Registered Manager following a meeting with OFSTED. 

- I have no financial interest in the company. My professional 
responsibility and personal commitment are to ensure the safe, ethical 
and effective operation of the home, and that the children’s wellbeing 
and protection remain the primary consideration in all operational 
decisions. 

- The home will continue to accommodate a maximum of three children, 
as previously approved. 

- The request relates only to the ability to deploy one additional member 
of staff, for an additional 16 hours, 8 of which are during the hours of 
darkness. This reflects the realities of caring for children with complex 
and varied needs and is consistent with good safeguarding practice. 

- Additional staff need to supervise other children if one becomes 
distressed and needs two staff to provide support. 

- This proposal does not represent a 100% increase in staffing, as has 
been suggested in some objections. The home was originally approved 
on the basis of two core members of staff, with a third member of staff, 
already identified to support the shift between the hours of 2pm and 
10pm. The change being requested is that this existing third member of 
staff, may sleep on site and work a full day, thereby providing 
consistent staffing of three staff, members across the full 24-hour 
period. 

- When additional support is required, this is not a permanent uplift in 
staffing. It reflects the reality that some children, particularly when first 
moving into a new home environment, can experience high levels of 
fear, anxiety and emotional distress. 

- Staffing changeovers will remain limited to one member of staff, 
arriving and one leaving; and therefore the level of vehicle movement 
associated with the home is extremely limited. This level of traffic 
movement is typically much lower than that of a large family household. 

- It is also relevant to note that this street already accommodates a 
range of private vehicles parked on driveways, including motorhomes, 



caravans, work vans and multiple family cars, and there is no history of 
accidents on the street arising from parked vehicles or driveway use. 
The home is situated on a straight road and not in any proximity to 
bends/hills or visual obstructions. 

- Following the completion of the approved works to widen the driveway 
opening, the available on-site parking space has materially improved. 
The driveway can now safely accommodate up to five vehicles. 

- Designated parking can be clearly managed through appropriate wall 
signage, without the need for painted bay marking 

- The proposal is driven by the need to safeguard children and ensure 
safe, responsible operation of the home, not by financial considerations 

 
In response to Dinnington St Johns Neighbourhood Plan, the manager has 
submitted the following (which has been summarised). 
 
- The intention is to provide a family-oriented environment for children 

within an established family neighbourhood. 
- Very aware that Children’s homes come with stigma attached to them 

however, these children need homes. 
- The home remains committed to being a good neighbour. We 

recognise the concerns of residents and are committed to managing 
the property in a way that respects the amenity of nearby occupiers, 
including careful rota planning, clear parking management and ongoing 
oversight by the management team 

 
At the time of writing this report there have been 4 requests to speak at the 
Planning Board (the applicant, one supporter and two objectors)  
 
Consultations 
 
RMBC – Transportation Infrastructure Service: consider that at times 
additional visitors may also attend and if there is no available space on the 
site frontage then they consider that these could safely be accommodated in 
Swinston Hill Road. They consider that Swinston Hill Road is capable of 
accommodating some on street car parking without interfering with the free 
and safe flow of traffic. 
 
With regard to the adequacy of the on-site car parking layout and that the 
scheme may result in cars undertaking reversing manoeuvres back into 
Swinston Hill Road so other cars can exit. It is acknowledged that the 
optimum facility would enable all cars to access / egress without the need for 
other cars to be moved, the proposed staffing arrangements will in the main 
allow for staff who will be on site for the day to access appropriately and then 
other staff who are only on site for part of the day to park (blocking others in).  
 
The site access has been increased in width so as to assist in the 
manoeuvring of cars and as mentioned above, there is good intervisibility for 
cars when accessing / egressing and also for cars who are within the 
highway. The proposed facility is not uncommon for large residential dwellings 
which are managed appropriately by families. 



 
RMBC – Environmental Health: Do not foresee any issues with regard to this 
application. 
 
Appraisal 
 
The principle of the change of use has already been established by the 
granting of the previous application ref RB2025/0610. This application can 
only consider the proposed changes to two of the previously imposed 
conditions. 
 
The main considerations in the determination of the are: 
 

• Impact on residential amenity  

• Highway/Parking considerations 

• Other matters raised by objectors 
 
Impact on general amenity 
 
Policy CS27 ‘Community Health and Safety’ states that: “Development will be 
supported which protects, promotes or contributes to securing a healthy and 
safe environment and minimises health inequalities.” 
 
Policy SP52 ‘Pollution Control’ states: “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.  

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.” 

 
The NPPF at paragraph 135 (f) states planning decisions should ensure that 
development “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 and where crime and disorder, and the fear of crime, do not 
undermine the quality of life or community cohesion and resilience.”  
 
There is no current national guidance in relation to children’s homes, 
therefore, the planning considerations need to be considered are mainly the 
impact of the proposed changes to the conditions on residential amenity and 
highways issues. 
 



Concerns have been raised that the proposed changes to the rota system 
previously approved would increase the number of staff and visitors, thereby 
increasing the comings and goings and vehicular movements to and from the 
site which they consider would be detrimental to the residential amenity of 
nearby occupiers. 
 
The permission previously granted was for the use of the dwelling as a 
children’s home for up to three children at any one time with two carers and a 
visiting manager providing 24-hour care for 3 children.  The maximum number of 
children to be cared for remains unaltered. 

 

This application seeks permission to amend condition 07 attached to 

RB2025/0610 which required the applicant to abide by a previously submitted 

rota.  The proposal therefore seeks an increase from two to three core staff on 

duty for each 48-hour period, with an additional staff member available to be 

brought in as required. While core sleep-in arrangements and handover times 

remain unchanged, the Registered Manager’s on-site hours are now defined 

as flexible and tailored to the needs of the home. The proposal also updates 

expectations for professional visiting arrangements.  

 

Regulation 44 inspections may be announced or unannounced; social worker 

visits may occur more frequently than the current six-weekly cycle if needed; 

OFSTED inspections would take place several times a year rather than once 

per year; and additional professionals (such as IROs, advocates, and 

specialist staff) may visit the children as required.  

Collectively, these changes increase staff from two to three at any one time, 

with an additional member on an ad-hoc basis, which the applicant claims will 

provide greater operational flexibility, and are required primarily to safeguard 

the children that will be homed there. 
 
The Council’s Environmental Health department have been consulted with regard 
to the proposed changes in staff and visitor levels to assess the impact of these 
comings and goings on residential amenity and have not raised any objections. 
 

It is acknowledged that the proposed increase in staffing levels, primarily 

arising from the addition of a third core member of staff will result in a modest 

rise in movements to and from the property during daytime hours. However, it 

is considered that the associated noise and vehicle activity would remain at a 

level that does not give rise to any significant adverse impact on the 

residential amenity of neighbouring properties. 
 
Accordingly, the level of additional noise and disturbance that may be expected 
as a result of additional staff members is not considered to be of a scale that 
would conflict with policies SP11 ‘Development in residential Areas’ or SP52 

‘Pollution Control’. and as such would not justify refusing the planning 
application on these grounds. 
 



Whilst the concerns raised by residents and Dinnington Town Council have 
been noted in terms of the potential impact on residential amenity it is 
considered that the proposed increases in visitors to the property primarily during 
daytime hours would be considered to have a character akin to that of a 
residential dwelling and as such is considered acceptable in a residential area.  
 
Highways issues 
 
Paragraph 116 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.” 
 
Objections to the proposals include concerns that the increase in the number 
of staff will result in the number of vehicles requiring access and parking and 
will increase on street parking. 
 
Objectors consider that the proposed on-site parking is inadequate and the 
proposed 5 car parking plan is unworkable and will result in manoeuvring in 
the highway which will result in an impact on road safety on this dangerous 
road. 
 
The marking out of the parking is considered by several objectors as being 
necessary as lack of this would mean no parking discipline which will result in 
cars parked on the road causing increased inconvenience and a detriment to 
road safety. 
 
They further consider that the owner cannot enforce how employees will travel 
to work and will have no control over how, where and when they park on the 
road and consider that there should be sufficient on site parking for the 
required number of staff. 
 
Residents disagree that the children’s home would not have more 
vehicles/comings and goings to that of a residential home and consider that 
this is a pleasant residential area with a vast amount of through traffic 
currently not many vehicles are parked on the road. 
 
In response to the objections submitted the proposed care home manager 
considers that the driveway was originally assessed as accommodating three 
vehicles and, following the requested and approved widening works, can now 
safely accommodate up to five vehicles, without vehicles being blocked in, 
without restricting access to the property and with doors able to open fully.  
 
They also consider that there is sufficient on-site parking within the driveway, 
set back from the highway, and that this does not compromise visibility or 
access for neighbouring residents. They propose that designated parking can 
be managed through appropriate wall signage, without the need for painted 
bay markings 
 



The Transportation Officer has assessed the proposals in highway terms and 
notes that at times when additional visitors attend and if there is no available 
space on the site frontage some on street parking may occur. They consider 
that these could safely be accommodated in Swinston Hill Road. They 
consider that Swinston Hill Road is capable of accommodating some on street 
car parking without interfering with the free and safe flow of traffic. 
 
With regard to the adequacy of the on-site car parking layout and that the 
scheme may result in cars undertaking reversing manoeuvres back into 
Swinston Hill Road so other cars can exit. The Transportation officer 
acknowledges that the optimum facility would enable all cars to access / 
egress without the need for other cars to be moved, however they consider 
that the proposed staffing arrangements will in the main allow for staff who will 
be on site for the day to access appropriately and then other staff who are 
only on site for part of the day to park (blocking others in).  
 
The site access has been increased in width so as to assist in the 
manoeuvring of cars and as mentioned above, the Transportation officer 
considers that there is good intervisibility for cars when accessing / egressing 
and also for cars who are within the highway. They note that the proposed 
facility is not uncommon for large residential dwellings which are managed 
appropriately by families. 
 
Taking all of the above into account the Transportation officer raises no 
objections to the proposed variation subject to the imposition of an alternative 
condition to replace condition 06 requiring the site frontage to be made 
available at all times for vehicular parking. 
 
Other matters raised by local objectors 
 
Several other matters have been raised by local residents and are addressed 
below: 

• Property is not big enough to accommodate more people 
 

The property was originally a six bedroom detached dwelling and is 
considered to be of sufficient size to accommodate additional overnight staff 
 

• Not a suitable location for this use 
 
The change of use has already been approved under the previous application 
and this application can only consider the proposed changes to the conditions 
imposed by that permission. 
 

• Lack of detailed information regarding staff numbers, shift pattern, 
visiting schedules and safeguarding measures 
 

The revised rota details were submitted as part of the application with 
additional information submitted since this comment was received. 
 

• Conflict with Dinnington Neighbourhood Plan 



 
The property will provide a residential use in a residential area which is in a 
sustainable location and has already been considered under the previous 
application.  

• The changes are for profit only 
 

This is not a material planning consideration. 
 

• The safety/supervision of the children 
 

This will be overseen by the relevant authorities and is not a consideration of 
this planning application. 
 

• OFSTED regulations are sperate from planning 
 
OFSTED regulations are not material planning considerations and cannot be 
considered in the assessment of applications, the proposal under assessment 
is the acceptability of the proposed changes to the previously imposed 
conditions, not the reasons behind them. 
 

• Assessment by the Fire/Ambulance Service 
 
The LPA does not consult with SY Fire or Ambulance Service on planning 
applications of this nature. 
 
Conclusion 
 
The proposed changes to the previously imposed conditions will not materially 
affect the parking area to the front of the property, although the spaces will not 
be marked out as previously required. The changes to the rota to increase the 
staffing levels on site and improve the flexibility for professional visitors is not 
considered to result in an unacceptable level of noise and disturbance and 
that generated is considered to be similar to a traditional family dwelling. 
 
Whilst there would be an increase in comings and goings, especially at shift 
change over times, this would be within daytime hours and it is not considered 
that it would create such a significant impact on the amenity of neighbouring 
residents that would justify refusing the proposed changes on these grounds. 
 
The level of parking and vehicular movements and the potential for some on 
street parking has been assessed by the Transportation officer as being 
acceptable in this location. 
 
The proposed variation to the previously imposed conditions is considered to 
be acceptable and is recommended for approval with the revised conditions 
being set out below. 
 
 
 
 



Conditions  
 
01  

The development hereby permitted shall be commenced before the expiration 
of three years from 24 July 2025. 
 
Reason  
In order to comply with the requirements of the Town and Country Planning Act 
1990 
 
02  
The permission hereby granted shall relate to the area shown outlined in red 
on the approved site plan and the development shall only take place in 
accordance with the submitted details and specifications and as shown on the 
approved plans (as set out below). 

• Drawing nos: 3378-CDA-00-XX-DR-A-0402, 3378-CDA-00-ZZ-DR-A-
0401 Received 28 April 2025  

• Drawing No. 3378-CDA-00-XX-DR-A-0403 Received 2 July 2025 

• Drawing no. 3378-CDA-00-SP-DR-A-0400 Received 5 February 2026 
 
Reason 
To define the permission and for the avoidance of doubt. 
 
03 
The premises shall be used as a residential care home for up to 3 children 
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 1987, (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. 
 
04 
Prior to the commencement of the use hereby approved the site access shall 
be increased in width to 5m with a corresponding increase in the width of the 
vehicle access crossing. (A S184 licence will be required for these works from 
the Council’s Streetpride Service). 
 
Reason 
In the interest of highway safety 
 
05 
Before the development is brought into use, that part of the site to be used by 
vehicles shall be constructed with either; 
 a/ a permeable surface and associated water retention/collection drainage, 
or;  
 b/ an impermeable surface with water collected and taken to a separately 
 constructed water retention/discharge system within the site. 
The area shall thereafter be maintained in a working condition. 



 
Reason  
To ensure that surface water can adequately be drained and 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. 
 
06 
The site frontage shall be made available at all times for vehicular parking 
purposes. 
 
Reason 
To ensure the provision of satisfactory parking space and avoid the necessity 
for the parking of vehicles on the highway in the interests of road safety. 
 
07 
The use hereby permitted shall be restricted to no more than three children in 
accordance with the rota details as set out in the submitted Appendix B 
(Revised) Rota Summary received 4 February 2026. 
 
Reason 
In the interests of the amenities of the occupiers of nearby dwellings 
 
Informative 
01 
The property would benefit greatly from being refurbished to Secured by 
Design standards, to create a better standard of security.  
Surveillance Any landscaping and front boundaries should be kept low at no 
more than 1 metre high to enable greater informal surveillance into and out 
from the property.  
 
Lighting All external paths and car parking areas should be well lit with an 
LED lighting scheme to standard BS5489 with no dark areas. All front and 
rear doors should be lit with a wall mounted luminaire to provide lighting in line 
with standard BS5489 which should operate on a dusk to dawn sensor and 
spread the light downward.  
 
Security of Dwellings In line with SBD standards, all front / rear doors and 
ground floor windows should comply with PAS 24:2022. 
 
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. 
 
 
 
 


