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1.0

Introduction and Role of the Independent Examiner

1.1

Neighbourhood Planning is an approach to planning which provides communities with the
power to establish the priorities and policies to shape the future development of their local
areas. This Report sets out the findings of the examination of the Armthorpe Neighbourhood
Development Plan Submission Version, referred to as the ANDP or Plan.

1.4

My role as an Independent Examiner, when considering the content of a neighbourhood plan is
limited to testing whether or not a draft neighbourhood plan meets the basic conditions, and
other matters set out in paragraph 8 of Schedule 4B to the Town and Country Planning Act 1990
(as amended). The role is not to test the soundness of a neighbourhood development plan or to
examine other material considerations.

1.5

Paragraph 8 of Schedule 4B to the Town & Country Planning Act 1990 (as amended) [excluding
2b, c, 3 to 5 as required by 38C (5) of the Planning and Compulsory Purchase Act 2004 (as
amended)], states that the Plan must meet the following “basic conditions”;
 it must have appropriate regard for national policy;
 it must contribute towards the achievement of sustainable development;
 it must be in general conformity with the strategic policies of the development plan for the

local area;
 it must be compatible with human rights requirements and
 it must be compatible with EU obligations.
1.6

1.8

In accordance with Schedule 4B, section 10 of the Town & Country Planning Act 1990 (as
amended), the examiner must make a report on the draft plan containing recommendations and
make one of the following three recommendations:
(a)

that the draft order is submitted to a referendum, or

(b)

that modifications specified in the report are made to the draft order and that
the draft order as modified is submitted to a referendum, or

(c)

that the proposal for the order is refused.

If recommending that the Plan proceeds to a referendum, I am also then required to consider
whether or not the Referendum Area should extend beyond the Armthorpe Parish
Neighbourhood Development Plan Area, to which the Plan relates. I make my recommendations
at the end of this Report.
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1.9

I am independent of the qualifying body, associated residents, business leaders and the local
authority. I do not have any interest in any land that may be affected by the Plan and I possess
appropriate qualifications and experience.

1.10

Addendum to the Armthorpe Neighbourhood Plan Submission Draft Sustainability Appraisal

1.11

I was appointed to undertake the independent examination of the submission version of the
ANDP in late January 2016. During the first stage of the examination process it became
apparent that there were some potential gaps in the earlier SA undertaken in connection with
the preparation of the ANDP. Armthorpe Parish Council and Doncaster Council agreed to the
examination of the Armthorpe Neighbourhood Plan being paused in April 2016 to ensure that
the Sustainability Assessment identifies, describes and assesses the effects of proposed policy
changes, the development sites and the reasonable alternatives to the proposed ANDP. The
supplemental assessment undertaken last year therefore provided:
 An update of baseline information to include local community service and infrastructure
capacity where known (e.g. education and health facilities);
 An explicit site SA methodology, aligned with Doncaster Metropolitan Borough Council’s
emerging Local Plan Housing and Employment Site Selection Methodology (which is a
working draft and based on the consultation version published in November 2015 but
also including additional criteria in relation to education and flood risk);
 A full appraisal of the 21 housing and employment sites (and validation of the earlier SA
of the sites);
 A review of the SA of the policies. This included addressing any gaps such as policies
ANP17 and 18 as well as the amendments to policy ANP35; and
 An assessment of the reasonable alternatives to the NDP.

1.12

I note that the addendum prepared should be read in conjunction with the earlier Armthorpe
NDP Sustainability Appraisal Report.

1.13

On completion of the supplemental assessment, a further round of public consultation took
place over a period of 6 weeks resulting in additional representations being made which have
been forwarded to me for consideration on 21st December 2016.

1.14

Armthorpe - Background

1.15

The settlement at Armthorpe dates from the Roman period. Armthorpe has been known for its
rich farming activities over the centuries and to some extent the rich crop farming heritage
continues between Armthorpe and the M18 motorway. Armthorpe (Ernulfestorp) was recorded
in the Domesday Book as being the property of the monks of Roche Abbey near Maltby. The
parish comprised 3,810 acres (15.4 km2) and included the farms of Holm-Wood and Waterton.
The village at this time consisted mainly of scattered houses. During the late 19th and for most
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of the 20th century Armthorpe became known for coal mining, notably the deep seam colliery
Markham Main. Mining caused an increase in the local population and new housing estates
were constructed to house the mining workers. The mine closed in 1996. The old colliery site is
now a large housing estate, with a thriving community with parks and tracks for walking and
cycling to the local wood. New industries and jobs have moved into the area and are centred on
the distribution centres that are located next to the M18 Motorway, including IKEA and Next
(clothing).
1.2

Armthorpe is located 4 miles (6.4 km) from Robin Hood Doncaster Sheffield Airport which offers
fast access to European business and holiday destinations.

2.0

Basic Conditions

2.1

I now consider the extent to which the Plan meets the “Basic Conditions”. A Basic Conditions
Statement was prepared in January 2015 by Armthorpe Parish Council. It explains the
requirements of the ANDP to meet the basic conditions tests, what these comprise and how the
Plan meets these tests, including the contribution that the Plan makes towards the achievement
of sustainable development and its conformity with the strategic policies for the development of
the area. In addition, the Basic Conditions Statement explains how the ANDP is compatible with
EU obligations. Whilst the Basic Conditions statement at page 9 states that the Parish Council
has also considered whether the European Human Rights legislation applies to the Armthorpe
Neighbourhood and has concluded it does not, I believe it would be more correct to conclude
that the Plan does not breach those obligations. This Statement has been supplied to me by the
Doncaster Council, together with the other examination documents comprising the Plan, the
Consultation Statement, Regulation 16 consultation replies, Strategic Environmental Assessment
and related non-technical summary and subsequently the Addendum to the Armthorpe
Neighbourhood Plan Submission Draft Sustainability Appraisal and related consultation
responses.

2.2

The Basic Conditions Statement demonstrates how the Neighbourhood Plan conforms with the
provisions made under sections 61E (2), 61J and 61L.of the Town & Country Planning Act 1990,
as amended by the Localism Act 2011. I am content that the ANDP has been submitted by a
qualifying body in accordance with the Localism Act 2011. The Consultation Statement notes
that the Parish Council formally resolved to produce a Neighbourhood Plan for Armthorpe at its
meeting on 6th March 2012 and subsequently set up a Steering Group. The Consultation
Statement records that the Steering Group was disbanded during the preparation of the Plan
and the task of completing it was undertaken by the Parish Council itself, by way of a series of
Extraordinary Parish Council Meetings called for that purpose and I note that this arrangement
continued until the Parish Council approved the Plan.
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2.3

I am content that the ANDP meets the requirements of The Town & Country Planning Act 1990,
s 61 G in relation to the designation of the Plan area. The Doncaster Metropolitan Borough
Council’s (DMBC) public access records (Reference 12/01235/NPLAN) show that on 6th April
2012, the Parish Council sought approval to designate the entire geographic area comprising the
Armthorpe Parish as neighbourhood development plan area. DMBC placed advertisements in
the local press on June 7th and 14th, 2012. Edenthorpe Parish Council responded stating it had
no objections and fully supported the application and Branton Parish Council confirmed no
objection to the proposal. DMBC designated the three Neighbourhood Areas of Armthorpe,
Burghwallis and Tickhill on 2nd November 2012. I also note that the proposed Neighbourhood
Plan does not relate to more than one neighbourhood area and that there are no other
Neighbourhood Development Plans in place within this designated neighbourhood plan area.
Therefore, Armthorpe Parish Council is a qualifying body and entitled to submit a
Neighbourhood Development Plan for its own parish.

2.4

The ANDP clearly explains the objectives, vision and summarises the aims of the Plan on pages
4-7 of the submission version of the Plan. The draft policies in the Plan then provide a planning
framework which will seek to manage how the vision and aims of the Plan will be delivered. The
Plan is generally well structured and the Basic Conditions Statement summarises the vision of
the draft Plan and how it will satisfy the Basic Conditions tests by reference to meeting the legal
requirements summarised in section 1 of my report above. I concur with the Basic Conditions
Statement that the plan proposal relates to planning matters (the use and development of land)
and has been prepared in accordance with the statutory requirements and processes set out in
the Neighbourhood Planning (General) Regulations 2012, taking into account the clear
explanation of the evolution of the Plan and the policy content in the Consultation Statement.

2.5

In relation to the Plan period, the Basic Condition Statement advises that the period of the ANDP
is up to 2028, in order to align with the dates of the Doncaster Metropolitan Borough Council
(DMBC) Local Development Framework Core Strategy (Core Strategy). Within the text of the
Plan, there are only two references to the Plan period, the first in relation to Policy ANP1, the
second regarding Policy ANP3, both concerning managing housing delivery. It is also clear from
the Consultation Statement at Appendix 2A entitled, “Where should new housing in Armthorpe
go?” which sets out the Housing Sites, that the period of consideration for planning policy
purposes is from 31st March 2011 to 2028.

2.6

I understand from correspondence between DMBC and the Parish Council that the life of the
Armthorpe Neighbourhood Development Plan is for the period up to and ending on 31st March
2028 and the policies considered by the Parish Council had this end date in mind. In my opinion
and to provide greater clarity, I recommend that the plan should expressly state that the period
of the Plan and the justification for the period chosen in the introduction. I recommend that the
Plan should include the following statement in the Introduction to the Plan, for the avoidance of
doubt:
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“The period of the ANDP is from 31st March 2011 until 31st March 2028, in order to align
with the dates of the Doncaster Metropolitan Borough Council (DMBC) Local
Development Framework Core Strategy (Core Strategy).”
2.7

If the Plan is amended as I recommend and is taken forward to referendum, it should include
paragraph numbering. This would assist DMBC Members, Officers, the Parish Council and the
wider public in referring to elements of the Plan development management purposes. This is
plainly not a formal recommendation as to whether the Plan would satisfy the Basic Conditions,
but if implemented should assist in using the document in the future.

2.8

The Basic Conditions Statement helpfully confirms that the ANDP does not include policies
relating to “excluded development”, such as minerals or nationally significant infrastructure
projects.

2.9

Regard to the National Planning Policy Framework (NPPF)

2.10

In relation to the presumption in favour of sustainable development, the NPPF advises that all
plans should be based upon this presumption with clear policies that will guide how the
presumption should be applied locally. Paragraph 16 of the NPPF acknowledges that the
application of the presumption in favour of sustainable development will have implications for
how communities engage in neighbourhood planning. In particular neighbourhoods should
develop plans that support the strategic development needs set out in Local Plans, including
policies for housing and economic development and plan positively to support local
development, shaping and directing development in their area that is outside the strategic
elements of the Local Plan. The Basic Conditions Statement refers to the requirement in the
NPPF at paragraphs 183- 185. The NPPF explains at paragraph 183, that neighbourhood planning
gives communities direct power to develop a shared vision for their neighbourhood and deliver
the sustainable development they need. Parishes and neighbourhood forums can use
neighbourhood planning to:

2.11



set planning policies through neighbourhood plans to determine
decisions on planning applications; and



grant planning permission through Neighbourhood Development Orders and
Community Right to Build Orders for specific development which complies
with the order.

Paragraph 184 of the NPPF requires that the ambition of the neighbourhood should be aligned
with the strategic needs and priorities of the wider local area and that neighbourhood plans
must be in general conformity with the strategic policies of the Development Plan. Furthermore,
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neighbourhood plans should reflect these policies and neighbourhoods should plan positively to
support them. Provided that neighbourhood plans do not promote less development than set
out in the relevant Development Plans, or undermine the strategic policies, neighbourhood
plans may shape and direct sustainable development in their area.
2.12

Contribution to Sustainable Development

2.13

At paragraph 7, the NPPF defines the three dimensions to sustainable development as being,
economic, social and environmental; the NPPF sets out the roles that the planning system is
expected to perform in relation to each. The ANDP Basic Conditions Statement considered these
three dimensions in Section 4. The extended cross referencing of the Basic Conditions
Statement considers how the ANDP policies meet the NPPF expectations in contributing to the
achievement of sustainable development. Subject to my comments in section 5 of this report, in
relation to various policies of the Plan, I am generally satisfied that the Plan has adequate regard
to national planning policy guidance.

2.14

General conformity with the statutory development plan for Doncaster

2.15

The statutory development plan for Doncaster currently comprises the following policy
documents:
 The Local Development Framework Core Strategy (adopted May 2012)
 The Barnsley, Doncaster and Rotherham Joint Waste Plan (adopted March 2012)
 The saved Polices of the Doncaster Unitary Development Plan (adopted 1998) (including
the Proposals Map).

2.16

In September 2014, the council decided to withdraw the Local Development Framework Sites
and Polices Development Plan document and to proceed with the preparation of a new Local
Plan. Once adopted this will replace the above relevant plans in relation to neighbourhood
planning, (excluding the Joint Waste Plan).

2.17

In relation to the emerging Local Plan, the Council reviewed and updated the Local Development
Scheme (LDS) timetable in December 2016. The timescales postulated were:
 Call for Sites October – December 2014
 Issues & Options July – September 2015
 Site Selection Methodology – November 2015
 Homes & Settlements Strategy – March 2016
 Further ongoing stakeholder engagement and consultation – Spring 2015 to Spring 2016
 Consideration of plan by Council – Summer 2017
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 Publication - Autumn 2017
 Submission - Winter 2017
 Examination in Public – Spring 2018
 Inspector’s Report - Summer 2018
 Adoption - Summer 2018
2.18

In February 2017, the Council published a bulletin to inform the community regarding the
preparation of the Local Plan. This bulletin provided information on the background papers and
documents that will be used as then evidence base for the draft Local Plan. The background
documents published at that time, providing evidence for the preparation of the Local Plan
comprised:
 The Residential Land Availability (RLA) set out the supply of land for housing as at March
2015, (superseded by a revised RLA in June 2017).
 Updated Settlement Audit which sets out the key services that each settlement has and
ranks them in order of the number of those services.
 A Small Sites Settlement Boundary Review which assesses those sites which were
submitted as part of the Call for Sites process but are too small to be considered through
the emerging Housing and Economic Land Availability Assessment (HELAA).
 The Local Aggregate Assessment 2016 (LAA) provides information on monitoring, supply
and demand for aggregate minerals within Doncaster and Rotherham.

2.19

Whilst preparing my Independent Report, I was aware that the Housing and Economic Land
Availability Assessment (HELAA) was being prepared as part of the evidence base for the
Doncaster Local Plan. This was published after my “fact check” draft report in July 2017. The
HELAA 2017 includes a further 13 sites; 10 of which are new site representations whilst 3 of the
sites relate to revised boundaries for existing HELAA sites. Of these further sites, four ‘New’ &
Revised Deliverable/Developable Housing Sites have been selected as identified in Table 2A of
HELAA 2017 for inclusion in the Local Plan. None of these sites is located in Armthorpe. The
ANDP has been prepared against evidence which pre-dates the more recent material which will
guide policy development for the Local Plan. However, the ANDP may only be considered
against the extant adopted planning policies of DMBC. I confirm that whilst I am aware of the
evolution of local planning policies, it is the currently adopted plans against which I have
considered compatibility with policies within the ANDP together with adopted Supplementary
Planning Guidance. If the Local Plan is adopted, the new Local Plan Policies would not only
supersede current DMBC planning policy but also the ADNP, if made.

2.20

In the context of the examination of the ANDP, the current policy documents against which the
neighbourhood plan should be examined are therefore:
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The Local Development Framework Core Strategy (adopted May 2012); and
The saved Polices of the Doncaster Unitary Development Plan (adopted 1998)
(including the Proposals Map).

2.21

The Barnsley, Doncaster and Rotherham Joint Waste Plan (adopted March 2012) is not relevant
as this includes excluded development.

2.22

The adopted Supplementary Planning Guidance prepared by Doncaster MBC also carries weight
for development management purposes.

2.23

Doncaster MBC’s Core Strategy (adopted May 2012)

2.24

Armthorpe is identified within the Core Strategy as having significant potential for employment
growth extending the employment area substantially to the west of the M18 motorway taking
advantage of the accessibility close to Junction 4. Qualitative change and growth through the
development of sites for housing, environmental improvements and sustainable urban
extensions are planned taking advantage of the high levels of transport accessibility. Within the
Core Strategy’s vision for Armthorpe, new development is expected to embody the best
principles of sustainability, high quality design, providing new buildings and spaces that
contribute to a sense of place; the preservation and enhancement of the borough's built and
natural heritage; the provision of facilities to meet the day to day needs of new and existing
residents; and a managed response to climate change.

2.25

I agree with the broad assessment in the Basic Conditions Statement that the ANDP draft
policies should be regarded as being in general conformity with the Core Strategy and does not
offend the strategic policies within the Core Strategy.

2.26

The saved Polices of the Doncaster Unitary Development Plan (adopted 1998) (including the
Proposals Map).

2.27

There is no express assessment of the Saved Polices of the Doncaster Unitary Development Plan
(adopted 1998) (including the Proposals Map) in the Basic Conditions Statement, yet these
saved policies are still a material planning consideration in relation to development
management despite having survived some 19 years since adoption. I understand from
correspondence between DMBC and the Parish Council provided to me that the Armthorpe
Neighbourhood Development Plan was prepared in accordance with the saved policies of the
Doncaster Unitary Development Plan, adopted in July 1998.

2.28

Strategic Environmental Assessment (SEA) and Sustainability Appraisal (SA)
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2.29

In undertaking the preparation of the ANDP, in November 2013, the Parish submitted a request
to DMBC for a screening opinion (Consultation Statement Appendix 4f). The response from
DMBC (Consultation Statement Appendix 4g) was that the Plan would not have a significant
effect on the environment and that SEA was not required. Subsequently, a further screening
opinion was sought in the light of the more general use of SEA in relation to neighbourhood plan
preparation (Consultation Statement, Appendix 5e) and a Sustainability Appraisal was prepared
and published in July 2014, (Consultation Statement, Appendix 5f) and conclusions were reached
as to how the draft ANDP might be improved.

2.30

During the first phase of the independent examination, I formed the view that there was a need
for a comprehensive Strategic Environmental Assessment to be prepared in connection with the
ANDP, with the testing of reasonable alternatives closely following the range assessed for the
settlement in the recently adopted Core Strategy, as the lives of both plans are aligned. I
suggested that as part of the SEA process, that the physical and social infrastructure needs of
the housing sites subject to the earlier sieve analysis, should be assessed at high level, to obtain
a broad indication of any delivery constraints such as cost, phasing, education and highways
capacities. For consistency, I recommended that the housing sites considered by the Council’s
sieve assessment should be also considered as part of the SEA of the draft Plan.

2.31

The recommendations were accepted by Doncaster Council and the Parish Council and a further
assessment took place. The Addendum to the Armthorpe Neighbourhood Plan Submission Draft
Sustainability Appraisal was prepared in October 2016 by Amec Foster Wheeler Environment &
Infrastructure UK Limited and subsequently subjected to public consultation. The Addendum
Report and consultation responses were forwarded to me on 21st December 2016.

2.32

The additional work undertaken has resulted in all Plan policies being subject to sustainability
appraisal and the housing sites have been considered against reasonable alternatives as to the
amount of housing that might be provided within the Plan area over the life of the Plan. I
consider that with the Addendum Report the examination process has been better informed and
this has assisted in ensuring the Basic Conditions test is met. In the context of the Plan, I note
that the findings of the Environmental Report, March 2015, were supportive of the Plan as a
whole. This should give confidence that the Plan, if made, will make a positive contribution to
sustainable development in Armthorpe.

2.33

Conformity with European Union Obligations

2.34

Habitat Regulations Assessment

2.35

The UK is bound by the terms of the Habitats Directive, the Birds Directive, and the Ramsar
Convention. The aim of the Habitats Directive is to conserve natural habitats and wild species
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across Europe by establishing a network of sites known as Natura 2000 sites. Under Article 6(3)
of the Habitats Directive, an appropriate assessment is required where a plan or project (in this
case an NSIP proposal) is likely to have a significant effect upon a European site, either
individually or in combination with other projects. Article 6(4) states that where an appropriate
assessment has been carried out and results in a negative assessment (that is, the development
will adversely affect the site(s) despite any proposed avoidance or mitigation measures or if
uncertainty remains), consent will only be granted if there are no alternative solutions, there are
Imperative Reasons of Overriding Public Interest for the development and compensatory
measures have been secured. The protection given by the Habitats Directive is transposed into
UK legislation through the Habitats Regulations. Special Areas of Conservation, candidate Special
Areas of Conservation and Special Protection Areas are protected under the Habitats
Regulations. As a matter of policy, the Government also applies the procedures to potential
SPAs, Ramsar sites, and (in England) possible SACs, proposed Ramsar sites and sites identified, or
required, as compensatory measures for adverse effects on any of the above sites.
2.36

The Basic Conditions Statement confirms that there are no “European sites” which would be
affected by the ANDP. I agree that the ANDP is unlikely to have a significant effect on a
European site (as defined in the Conservation of Habitats and Species Regulations 2012) or a
European offshore marine site (as defined in the Offshore Marine Conservation (Natural
Habitats, & c.) Regulations 2007, either alone or in combination with other plans or projects. As
such I concur that the ANDP is considered to be compatible with EU Habitats Directive.

2.37

Compatibility with human rights requirements

2.38

The Basic Conditions Statement states that the Parish Council has considered whether the
European Human Rights legislation applies to the Armthorpe Neighbourhood and has concluded
it does not. The Human Rights Convention and the Human Rights Act 1998 would however
apply to ANDP if made and thus the Basic Conditions Statement in relation to compatibility with
human rights requirements is not strictly correct. On checking with DMBC, I understand that
Graham Shephard, Solicitor and Clerk to Armthorpe Parish Council has confirmed that in the
preparation of the ANDP, the Parish Council assessed whether the Plan would be incompatible
with the European Convention on Human Rights and the references to values and principles that
are necessary in a democratic society and concluded that the Plan would not be incompatible
with those principles and objectives. In the light of this information and on my own assessment
of the Plan, I am content that the ANDP policies would not offend human rights considerations if
the Plan were to be made, in accordance with my recommendations in this report.
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3.0

Background Documents

3.1

In examining the ANDP, I have had regard to the following documents in addition to the
Submission Version of the Plan:
a) National Planning Policy Framework, March 2012 (NPPF)
b) National Planning Policy Framework, Planning Practice Guidance
c) Town and Country Planning Act 1990 (as amended)
d) The Planning and Compulsory Purchase Act 2004 (as amended)
e) The Planning Act 2008
f) The Localism Act (2011)
g) The Neighbourhood Planning Regulations (2012)
h) Doncaster Council, Core Strategy 2011-2028, Adopted May 2012, Doncaster MBC
i) Doncaster Unitary Development Plan, Adopted July 1998 (Saved Policies)
j) Armthorpe Neighbourhood Development Plan
k) Addendum to the Armthorpe Neighbourhood Plan Submission Draft, Sustainability Appraisal,
October 2016, Amec Foster Wheeler.
l) Development Guidance and Requirements: Supplementary Planning Document (July 2015),
Doncaster MBC
m) Habitat Regulations Assessment - Doncaster Council Core Strategy 2011 -2026 Submission
Version (July 2011)
n) South Yorkshire Interim Local Guidance for Sustainable Drainage Systems, June 2015,
Doncaster MBC and others.
o) Development and Flood Risk - Supplementary Planning Document, October 2010, Doncaster
MBC
p) Guidance for Developers producing Drainage Strategies, Appendix A (Version 1.4), Doncaster
MBC
q) The Community Infrastructure Levy Regulations 2010, 6th April 2010
r) The Town and Country Planning (Use Classes) Order, 1987, as amended.
s) Interim Pupil Place Planning Strategy Publication May 2016, Doncaster MBC
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t) Planning Obligations in Doncaster: Policy Re Contributions towards Education Places, July
2013
u) Neighbourhood Planning Local Green Spaces, Locality, 2017
v) Doncaster Local Development Framework Green Space Audit (Part One A), Assessment of
Provision by Community Profile Area - Evidence Base -July 2013, Doncaster MBC
w) The Conservation of Habitats and Species (Amendment) Regulations 2012
x) The Offshore Marine Conservation (Natural Habitats, &c.) Regulations 2007 as amended
y) Habitat Regulations Assessment for the Council’s Core Strategy 2011 -2026 Submission
Version (July 2011)
z) Human Rights Act 1998

4.0

Public Consultation

4.1

Part 5 of The Neighbourhood Planning (General) Regulations 2012, “the Regulations”, makes
provision in relation to procedure for making neighbourhood development plans. To fulfil the
legal requirements of Regulation 15(2) of Part 5 of the Regulations, the consultation statement
should contain the following:
• details of people and organisations consulted about the proposed Neighbourhood Plan;
• details of how they were consulted;
• a summary of the main issues and concerns raised through the consultation process; and
• descriptions of how these issues and concerns were considered and addressed in the
proposed Neighbourhood Plan.

4.2

The Consultation Statement should also demonstrate that there has been proper community
engagement and that it has informed the content of the Plan. It should also make it clear and
transparent that those producing the plan have sought to address the issues raised during the
consultation process. Consultation and community engagement is a fundamental requirement
of the Regulations, the process of plan-making being almost as important as the plan itself. The
engagement with the community during the ANDP plan-making process has raised awareness
and encouraged the community in Armthorpe and the wider area to understand and in some
cases, query the draft policies as well as understand the Plan's scope and limitations.

4.3

The Consultation Statement sets out in some considerable detail the four stages of consultation
undertaken in the preparation of the Plan. These stages comprised:
1)
Issues Report;
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2)
3)
4)

Provisional Pre-regulation Draft Plan;
First Draft Neighbourhood Plan;
Second Draft Neighbourhood Plan.

4.4

In addition, the Consultation Statement explains that leaflet drops took place to more than
5,800 houses and all local businesses in Armthorpe. I understand that drop-in sessions / displays
/ printed documents and leaflets produced by Armthorpe Parish Council and its Planning
Consultants, assisted in encouraging community engagement in the Parish. The Consultation
Statement was prepared in January 2015. It includes a chronology of the consultation that took
place up to December 2014 at the point at which the Parish Council resolved to approve
amendments to the Plan and authorised its submission to DMBC. The Consultation Statement
also explains the Parish Council’s decision to use an alternative site selection methodology,
developed by consultants URS Limited in preference to the methodology used originally by the
Parish Council. The Consultation Statement explains that the revised scoring of sites revealed
only minor variation in the scores previously determined by Members and almost no change in
the ranking of the sites.

4.5

The Consultation Statement records that as a consequence of the review of the site selection
process, concentrating on the sustainability / environmental aspects of the earlier version of the
draft ANDP, revisions were made to the text.

4.6

The Consultation Statement explains that the Regulation 14 ANDP consultation took place
between 19 August and 3 October 2014 the document being published on the web-site with
hard copies available at Armthorpe Library. Drop in sessions and leaflets announcing the
Regulation 14 version of the ANDP were also provided. The Consultation Statement explains
that this version of the Plan was made available to all in the local community including public
consultees, residents, developers, landowners, agents and local businesses, in accordance with
Regulation 14. The Consultation statement records that this resulted in 10 replies from
developers, land owners, agents and statutory bodies with 33 representations being received
from local residents. This information is helpfully summarised in Appendix 5g provided as part
of the Consultation Statement and includes the Parish’s response to the comment’s raised.

4.7

I am satisfied that the ANDP Consultation Statement complies with Section 15(2) of part 5 of the
Regulations and that the proposed neighbourhood development plan meets the requirements
of paragraph 8 of Schedule 4B to the 1990 Act, in accordance with Regulation 15(1) of part 5 of
the Regulations.
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5.0

Armthorpe Neighbourhood Development Plan – Planning Policies

5.1
5.2

Policy ANP1 – Housing
Policy ANP1 is concerned with the allocation of land for housing and specific site allocations.
Policy ANP1 states:

POLICY ANP1 - Land allocation total and site allocations
Allocate land for a total between 700 and 800 new homes during the period 2011 and
2028.
Permission will be given for new housing as set out in the Table below and as shown
in the Proposals Map and site allocation plans (Appendices 1 and 2 attached),
provided the development meets the requirements of the residential site briefs, other
relevant policies of this Plan, the Doncaster Council LDF and the provision and
compliance with flood risk assessments.

5.3

The supporting text in the ANDP explains that the policy complies with adopted Core Strategy
policies CS2: Growth and Regeneration, Strategy and CS10: Housing Requirement, Land Supply
and Phasing. In addition, the text advises that these sites will be developed in accordance with
the policy requirements of ANP10 and ANP11 and the Local Development Framework policies
relating to flood risk.

5.4

I note that the Addendum Sustainability Appraisal (SA) considered Policy CS2 of the Core
Strategy specifies a range of between 646 to 923 dwellings for Armthorpe and that the Core
Strategy sets out an assumption for a mid-range figure of 780 dwellings. In preparing the
Addendum SA, the difference between 646 dwellings (as previously identified in the Core
Strategy) and 700 dwellings was not considered significant for the purposes of SEA/SA and thus
the housing options for Armthorpe assessed were:

Option 1: 700-800 dwellings

Option 2: 900 dwellings.

5.5

The Addendum Report concluded that the difference between the effects identified in the SA for
the two options was marginal overall, with the likelihood of negative effects increasing with the
scale of development. The report concluded that that both options would conform with the
Core Strategy, but to reduce the likelihood of any negative effects, in terms of the SA, the
Option 1, for delivery 700-800 houses in the Plan period would be preferable.

5.6

From the consultation responses, there is support for the Policy from David Lock Associates on
behalf of O&H, the freehold owners of Site 2, ‘Land West of Hatfield Lane’ (LWHL). This site is
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identified within Policy ANP1 and Policy ANP11 for housing growth to deliver between 350 and
400 dwellings.
5.7

I note that O&H are satisfied that the work undertaken by the Parish Council to prepare the SA
Addendum fully responds to my request for a “comprehensive Strategic Environmental
Assessment” and fully endorse the conclusion of the SA Addendum that the re-appraisal of the
sites is not considered to justify any revisions to the site selection process” (page 50).

5.8

I also note that Lazarus Properties have concerns over the subjectivity of parts of the SA but that
they conclude overall it is a reasonable assessment of the sustainability credentials of the ANDP.

5.9

I have also had regard to the representations of WYG on behalf of Miller Homes in respect of the
development potential of Grange Farm and the site assessments made by Amec Foster Wheeler
in the Addendum SA. Whilst accepting that there may be some subjectivity in some of the
scores in relation to environmental assessment, it appears to me that the work undertaken
appears robust and for the purpose of the independent examination, there appears to be broad
consistency in the scores that have been provided through the SEA / SA process. As a
consequence, I consider that the site selection and proposed allocations in the ANDP are
rational and are worthy of support. Concerning Grange Farm and its suitability for development,
I note that there are short comings and concern in relation to the potential for flooding, as
approximately 85% of the site is in flood risk zone 1 (based on the Environment Agency’s Flood
Map as at May 2014), with 10% flood risk zone 3 and 5% Flood Risk Zone 2.

5.10

The overall site selection assessment appears to be reasonable and broadly objective, accepting
that there is always likely to be some element of subjectivity in scoring the likely environmental
impact on potential development sites. Accordingly, Policy ANDP 1 is acceptable subject to the
Site Allocation table being incorporated within the Policy as indicated in the changes below:

5.11

POLICY ANP1
POLICY ANP1
Allocate land for a total between 700 and 800 new homes during the period 2011 and
2028. Permission will be given for new housing as set out in the Table 1 and as shown in
the Proposals Map and site allocation plans (Appendices 1 and 2) for development
which meets the requirements of the residential site briefs, other relevant policies of
this Plan and the provision and compliance with flood risk assessments.
Table 1
Site 1
Site 2

The Lings, West Moor Link Road
West of Hatfield Lane
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5.12

POLICY ANP2 - Integrating housing sites
POLICY ANP2
Proposals for all new housing in Armthorpe must ensure that the new homes
are well integrated with the existing village and surrounding environment and
services. Developments will therefore need to:
 incorporate good connections - short and direct routes for pedestrians and
cyclists connecting to the rest of the village, and the village centre in particular
 be of good quality design
 provide new facilities that can be shared with adjacent areas e.g. open space
 provide a good mix of housing types

5.13

This proposed policy has not generated much consultation interest. I note that the policy is
supported by the Lazarus Group.

5.14

Whilst the explanatory text states it is important that new and existing residents feel part of the
same community and that new development should not be perceived as a separate place but
rather should be of a size and character that achieves social integration, there is no justification
for the policy in the Plan per se. The planning justification for this policy stems from the NPPF
paragraph 50, which seeks to deliver a wide choice of high quality homes, widen opportunities
for home ownership and create sustainable, inclusive and mixed communities, by:
1) planning for a mix of housing based on current and future demographic trends;
2) identifying the size, type, tenure and range of housing that is required in the locality;
and
3) where there is identified need, set policies for affordable housing provision to meet this
need.

5.15

Further support in relation to promoting local sustainable travel modes sought through this
policy is provided in paragraphs 34 and 35 of the NPPF where the guidance encourages that
Plans should ensure developments that generate significant movement are located where the
need to travel will be minimised and the use of sustainable transport modes can be maximised
and where Plans can protect and exploit opportunities for the use of sustainable transport
modes, giving priority to pedestrian and cycle movements, and have access to high quality public
transport facilities and creating safe and secure layouts which minimise conflicts between traffic,
cyclists and pedestrians. The pedestrian and cycling connections sought through this policy and
new facilities which can be shared with adjacent areas would need to be proportionate and
deliverable without imposing an excessive burden on the developers and capable of being
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delivered having regard to land ownership. The means by which this could be achieved could
include the creation of home zones and travel plans.
5.16

The explanatory text for this policy requires further justification in my opinion along the lines
outlined above to assist DMBC in applying the policy for development management purposes.

5.17

However, I fail to see how the provision of a “good mix” of housing types might be satisfactorily
applied in assessing planning proposals for development management purposes. To the extent
that housing mix and tenure needs to be controlled, this would normally be based on a clear
evidence base to justify the controls sought. The draft ANDP fails to provide such justification.

5.18

For the reasons set out above I would recommend that if the policy is to be retained, it will
require justification by way of appropriate supporting text but subject to the recommended
policy amendments as follows:

5.19

POLICY ANP2
Proposals for all new housing in Armthorpe must ensure that the new homes
are well integrated with the existing village and surrounding environment and
services. Subject to viability and land ownership considerations, developments will
therefore need to:
 incorporate good connections - short and direct routes for pedestrians and
cyclists connecting to the rest of the village, and the village centre in particular
 be of good quality design
 provide new facilities that can be shared with adjacent areas e.g. open space

5.20

Policy ANP3 – Windfall Sites
POLICY ANP3
Permission will be granted for suitable residential developments on infill and
redevelopment sites that are not in Countryside Policy Protection Areas.
Proposals should be well designed and should meet relevant requirements set
out in other policies in this Plan and the Doncaster Council LDF.

5.21

Like Policy ANDP2, this policy has generated little consultation comment. The policy is
supported by the Lazarus Group.

5.22

For clarity, the definition of windfall sites should be expanded to read, “Windfall sites comprise
small sites which have not been specifically identified as available in the Plan process but are
suitable for residential use. They normally comprise previously-developed sites that have
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unexpectedly become available for residential developments and which may come forward in
the period leading up to 2028”. I believe this description would be more helpful for
development management, more closely aligning with the definition in the NPPF.
5.23

Again, although not part of the policy, I would recommend that the explanatory memorandum
be amended to read, “The development of windfall sites should contribute to meeting the aims
of T the ANDP and not adversely impact on other policies within the Plan, particularly those that
relate to environmental and design quality. The density of development should create a
character that is appropriate to the site’s context.” This should avoid potential difficulties in
defining what the context of the “best use” of land might be.

5.24

For greater clarity, I recommend that the final sentence of Policy ANP3 should be redrafted to so
that the policy reads as follows:

5.25

POLICY ANP3
Permission will be granted for suitable residential developments on infill and
redevelopment sites that are not in Countryside Policy Protection Areas.
Proposals should be well designed and should meet relevant requirements set
out in other policies in this Plan, the Core Strategy DPD and the saved policies of the
Doncaster Unitary Development Plan.

5.26
5.27

POLICY ANP4 – Barton Lane
POLICY ANP4
The site known as Barton Lane, which is shown for identification purposes
only coloured salmon pink on the Proposals Map (Appendix 1) and as Site 3 in
Appendix 2, has the potential for approximately 185 dwellings and is
encouraged to come forward for residential development accessed off Barton
Lane only.

5.28

The Lazarus Group’s consultation response to this policy was one of support, although remained
sceptical whether this development site would be delivered. Whilst not objecting to the
allocation of the site, their representation states that the likelihood of all the site coming
forward in the Plan period is remote and may not prove to be deliverable. I understand that a
small part of the site has been granted planning permission with access through the adjacent
residential area. The representation states that the remainder of the site is less deliverable than
prior to the grant of planning permission, not that it is undeliverable.

5.29

I note that planning permission has been granted in respect of part of the site Reference
14/01385/OUT, for residential development on approx 0.70 ha of land following demolition of
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all industrial and office buildings (Approval being sought for access) at the Former Blacks
Engineering Works, Barton Lane, Armthorpe, by Charlton Property Developments Ltd. I note
from the Committee Report that the Parish Council objected to the proposal because the
development, proposed to have its access from Westfield Road. The Parish Council considered
that to allow such access would be contrary to the main aim for development on Barton Lane as
set out in its Draft Armthorpe Neighbourhood Development Plan which identifies Barton Lane as
a residential policy area, with the potential to deliver 185 dwellings.
5.30

The Parish Council recognised that the disparate pattern of ownerships and existing uses were a
potential barrier to development, but the aspiration in the draft ANDP was for the
comprehensive development of the whole site, which in the opinion of the Parish Council would
best meet the needs of the area. Consequently, the Parish Council objected to the proposal,
particularly as it was proposed to be accessed from Westfield Road. The Parish was concerned
that if the application were to be approved with access being permitted from Westfield Road,
this would set a precedent that will be difficult to resist in respect of future applications that
may be submitted from residential developers wishing to use existing side roads to access their
sites. The view of the Council was if this were to happen Barton Lane would never be improved.
In the opinion of the Parish Council, Westfield Road is not suitable for two-way traffic for heavy
goods vehicles that would need to access/egress the site of the proposed development and the
proposed development would be detrimental to the amenity of the existing occupiers of
residential properties in Westfield Road, many of whom are elderly and who have enjoyed quite
enjoyment of their properties for decades.

5.31

I note that in a carefully considered Committee Report, the application site had been empty for
9 years and, having not received a rental income over this period the applicant company, wished
to establish the principle of residential redevelopment on the site at that stage to act as a
catalyst for other owners of those sites along Barton Lane to ultimately similarly bring forward
their sites for residential redevelopment thereby facilitating (rather than conflicting with) the
objectives behind Policy ANP4 of the draft Armthorpe Neighbourhood Plan. The DMBC
Committee Report explained that great care has been taken to ensure that the granting of
outline planning permission on the application site would not prejudice the principal objectives
behind draft Policy ANP4 i.e. the wider delivery and development of up to 185 dwellings within
the Barton Lane Residential Policy Area. In addition, the report also considered that the
proposed housing development would contribute towards much needed housing in the borough
and tidy up the site which has been vacant since 2005 and has been the subject of vandalism.
The officer’s report considered that, whilst consideration had been given to the Draft Armthorpe
Neighbourhood Plan the benefits out-weighed the aspirational strategy improvements of Barton
Lane. In approving this proposal, I note that so as not to prejudice or prevent the delivery of the
future residential redevelopment of the remainder of the Barton Lane Employment Policy Area,
an area of land immediately adjoining Barton Lane shown on the illustrative layout plan was to
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be specifically retained and safeguarded to facilitate the highway improvement works to be
implemented as necessary to bring Barton Lane up to adoptable standards.
5.32

Under the circumstances of the grant of planning permission, DMBC has taken steps that would
enable the aspirational objectives of Policy ANDP4 to be delivered.

5.33

I propose no change to the policy text, however at present the site is not shown for
identification purposes coloured salmon pink on the Proposals Map (Appendix 1). I recommend
that the Proposals Map should be revised to include the extent of the Barton Lane housing site
reflecting the boundaries of this site as shown as Site 3, in Appendix 2.

5.34

Policy ANP5 - Design of new development
POLICY ANP5
Proposals for all new housing must be of high quality and designed to reflect local
character. They must demonstrate how they meet Policy CS14 of the LDF Core Strategy.
The components of development, including use mix, layout (movement patterns,
townscape, landscape, open space and public realm), density (intensity of development)
and form (scale, height, massing and architectural details of buildings), will be assessed to
ensure that the development proposed is robustly designed, works functionally, is
attractive and will make a positive contribution to achieving the following qualities of a
successful place to live:
1. character - an attractive, welcoming place with its own identity
appropriate to the area;
2. continuity and enclosure of streets and spaces by buildings;
3. quality, stability, safety and security of private property, public areas and the highway;
4. permeability - ease of pedestrian movement with good access to local facilities and
public transport services;
5. legibility - a development that is easy to navigate;
6. adaptability - flexible buildings capable of changing over time;
7. inclusive - accessible development that meets the needs of as much of the population
as possible;
8. vitality - creating vibrant, busy places with a mix of uses where appropriate; and;
9. sustainability - proposals are environmentally responsible and well managed.
10. new homes conform to Doncaster Council’s Core Strategy policies and current
Building Regulations.
11. developers will be required to prepare a flood risk assessment, a design code to
inform the design and layout of all housing on sites in Armthorpe such as density,
massing, circulation, access, etc.
New housing and changes of use to housing (including apartment buildings,
back land and infill, student accommodation, supported housing and homes in multiple
occupation) will be supported where they meet the principles set out below:
A) There is good access to local services, facilities, open space and public transport,
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B) The layout, density, siting, massing, form, detailing and materials are sympathetic to
the character of the area and where appropriate, the existing host property;
C) The development would result in a reasonable outlook, with adequate privacy, access
to daylight and sunlight;
D) The development would not significantly impact on the living conditions or privacy of
neighbours (including their private gardens) or be overbearing;
E) There is adequate provision of internal living space, storage space, amenity areas, cycle
and car parking space;
F) The design and layout identifies and incorporates existing green infrastructure assets
and seeks to develop new networks. Details of future maintenance, management and
finance should be identified in planning applications;
G) The development would not result in an unacceptable loss of trees or hedgerows and
provides adequate landscaping to ensure a net gain in trees on the site (including tree
planting along streets within public areas);
H) Adequate open spaces, suitable for outdoor sport, recreation and children’s play are
provided as an integral part of the design concept, in attractive, safe, well surveyed and
accessible locations (which are away from busy roads) and incorporate appropriate buffer
zones;
I) Children’s play areas should incorporate stand-off distances, provide for risk and
challenge without putting users in serious risk of harm. The design and equipment should
meet industry (and authority) standards and ensure ease of maintenance, repair and
replacement;
J) The development provides an adequate landscape buffer (which excludes built
development and residential gardens) adjacent to existing woodlands, wildlife sites and
at the settlement edge;
K) The development layout and street design will result in attractive, landscaped public
realm and create an inclusive, safe and secure environment for people and property;
L) Access points, parking and operational highway requirements must safely cater for
pedestrians, cyclists and vehicles, not be visually dominant and in existing areas
complement the qualities of the street scene and local highway functions;
M) Adequate visitor car parking is provided, with parking spaces that are well defined and
integrated within good quality public realm;
N) Plot boundaries (front, back and side) are demarcated with robust boundary walls,
fences, railings or hedges appropriate to the area;
O) Satisfactory arrangements are made for the storage and collection of refuse, recyclable
materials and garden waste.
P) Proposals located in or adjacent to identified flood risk areas incorporate resilience
measures where required.
Applicants will be expected to explain how these requirements have been met in their
submitted Design and Access Statements.
5.35

Policy ANDP5 is again supported by Lazarus Properties in that design must be of a high quality
and make a positive contribution to achieving a successful place. However, the design criteria
set out in the policy are considered overly prescriptive and would remove the opportunity for
innovative design and layout. Lazarus Properties object to Criterion N in respect of plot
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boundaries, and can see no planning reason for front boundaries to have 'robust boundary
walls, fences, railings or hedges'. In relation to Lazarus properties’ comments on ANDP5,
criterion N, the policy allows flexibility in that the demarcation of plot boundaries should be, “as
appropriate to the area”. This would allow some discretion as the policy criterion appears to
anticipate that the need for robust plot boundaries may not apply universally. I see no reason to
alter this criterion.
5.36

In relation to the design of new development, the Policy simply repeats criterion A within Policy
CS14 of the Core Strategy. No advantage will be gained by simply repeating strategic Core
Strategy planning policy. I therefore recommend that to simplify and streamline this policy
within the ANDP, this element of Policy ANDP5 should be deleted.

5.37

Concerning the design criteria outlined in the second part of the draft policy, these appear to be
well thought through for new housing development, although I consider that there is no
relevance in applying the policy to changes of use where no physical development is proposed.

5.38

Subsequent to the publication of the submission version of the ANDP in late 2014, DMBC
published design and development guidance in “Development Guidance and Requirements:
Supplementary Planning Document (July 2015)”. This adopted SPD offers comprehensive
development and design guidance for the wider metropolitan area. This policy will apply to
development proposals in Armthorpe in addition to the ANDP, if made. I am concerned that the
costs of complying with the extensive criteria in this policy might mean in some instances
projects may be rendered unviable. To avoid possible risks that this may be the case and to
avoid the prospect in such circumstances that development might unintentionally be stifled, it
may be appropriate to consider viability considerations, where the balance of advantage is to
deliver new development. I therefore recommend that the application of the policy should be
subject to considerations of proportionality and viability to ensure that new housing
development will be delivered rather than stifled. I accept however that appropriately applied,
Policy ANDP5 offers the opportunity for the Parish Council to achieve development
management in Armthorpe that will respond to and enhance local design distinctiveness,
beyond what might be achieved through Policy CS14 of the Core Strategy and Doncaster Council
Development Guidance and Requirements: Supplementary Planning Document (July 2015).

5.39

I therefore recommend that the draft policy be altered as follows:

5.40

POLICY ANP5
Proposals for all new housing must be of high quality and designed to reflect local
character. They must demonstrate how they meet Policy CS14 of the LDF Core Strategy.
New housing (including apartment buildings, back land and infill, student
accommodation, supported housing and homes in multiple occupation) will be supported
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where they are applied proportionately, having regard to viability considerations and
meet the principles set out below:
A) There is good access to local services, facilities, open space and public transport,
B) The layout, density, siting, massing, form, detailing and materials are sympathetic to
the character of the area and where appropriate, the existing host property;
C) The development would result in a reasonable outlook, with adequate privacy, access
to daylight and sunlight;
D) The development would not significantly impact on the living conditions or privacy of
neighbours (including their private gardens) or be overbearing;
E) There is adequate provision of internal living space, storage space, amenity areas, cycle
and car parking space;
F) The design and layout identifies and incorporates existing green infrastructure assets
and seeks to develop new networks. Details of future maintenance, management and
finance should be identified in planning applications;
G) The development would not result in an unacceptable loss of trees or hedgerows and
provides adequate landscaping to ensure a net gain in trees on the site (including tree
planting along streets within public areas);
H) Adequate open spaces, suitable for outdoor sport, recreation and children’s play are
provided as an integral part of the design concept, in attractive, safe, well surveyed and
accessible locations (which are away from busy roads) and incorporate appropriate buffer
zones;
I) Children’s play areas should incorporate stand-off distances, provide for risk and
challenge without putting users in serious risk of harm. The design and equipment should
meet industry (and authority) standards and ensure ease of maintenance, repair and
replacement;
J) The development provides an adequate landscape buffer (which excludes built
development and residential gardens) adjacent to existing woodlands, wildlife sites and
at the settlement edge;
K) The development layout and street design will result in attractive, landscaped public
realm and create an inclusive, safe and secure environment for people and property;
L) Access points, parking and operational highway requirements must safely cater for
pedestrians, cyclists and vehicles, not be visually dominant and in existing areas
complement the qualities of the street scene and local highway functions;
M) Adequate visitor car parking is provided, with parking spaces that are well defined and
integrated within good quality public realm;
N) Plot boundaries (front, back and side) are demarcated with robust boundary walls,
fences, railings or hedges appropriate to the area;
O) Satisfactory arrangements are made for the storage and collection of refuse, recyclable
materials and garden waste.
P) Proposals located in or adjacent to identified flood risk areas incorporate resilience
measures where required.
Applicants will be expected to explain how these requirements have been met in their
submitted Design and Access Statements.

5.41

POLICY ANP6 – Housing development - Provision of new facilities
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POLICY ANP6
Housing developments must secure an appropriate level of facilities that contribute
towards an increase in the development needs of the parish of Armthorpe, such as public
open space, shopping, etc. These will be in line with Doncaster Council, central
government and other statutory bodies requirements at the time the schemes come
forward for development.
While specific requirements are set out in the Residential Site Briefs (Policies ANP10 and
ANP11 refer) all housing development should be assessed against the needs of
Armthorpe in terms of new facilities.
5.42

I note that during the Regulation 16 consultation, the Lazarus Group criticised the wording of
this policy as being imprecise and that a requirement to upgrade infrastructure should be based
fairly on the impact of that development, as required by national planning policy and the CIL
Regulations. I understand from the Consultation Statement that this policy has been amended
to include for the provision of shopping facilities. It is not clear what evidence base has been
used to establish the likely needs including the extent of shopping facilities and / or public open
space or other benefits that might be expected from new housing development in Armthorpe
and how this would be provided. Concerning shopping facilities, whilst it would be reasonable
to assume that new housing will result in additional retail expenditure, it is not clear from the
background material provided with the draft ANDP, the extent to which such expenditure might
be retained within Armthorpe or other higher order centres in the retail hierarchy, or the extent
to which additional expenditure would be captured by the internet. Certainly, from the
consultation responses that I have seen there has been no significant local interest that has
sought enhanced retail provision related to new housing development in Armthorpe, despite
retail being canvassed as a potential issue early in the Plan preparation stage.

5.43

The wording of this policy is unclear. Normally it would be expected that the provision of
facilities would contribute towards mitigating planning harm or impact rather than increasing
the development needs of the Parish. Mitigation may be what is proposed but the policy does
not state this. Neither is there a clear evidence base as to what mitigation would be sought,
supported by the local community. In relation to retail provision that might be sought for
example, it is not clear why new housing development in Armthorpe should be expected to
provide this, the mechanism that might be employed to deliver retail provision, or the type of
retailing, whether convenience or comparison shopping.

5.44

In the light of the lack of any clear articulation of need in the Plan or evidence in the
Consultation Statement, the conclusion that I have reached is that this policy has not been
justified in terms of any specific or particular local needs. As local needs have not been
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expressed and justified within the ANDP, I conclude that the Policy ANDP6 should be regarded
as imprecise, uncertain and not sufficiently justified to warrant inclusion as development plan
policy. This is not to say that there should be no planning obligations attaching to housing
development in Armthorpe, but that the mitigation of planning harm and development impact
should be assessed having regard to other adopted development plan policies.
5.45

Accordingly, I recommend that Policy ANDP6 be deleted from the ANDP.

5.46

POLICY ANP7 - Provision of affordable housing
Policy ANP7
All proposals for new housing of 15 or more homes should provide affordable housing as
required by Policy CS12 of the Doncaster LDF Core Strategy, i.e. on-site, with the
proportion, type and tenure split reflecting the latest Strategic Housing Market
Assessment and where possible should meet the specific needs identified for Armthorpe.
Affordable housing must be visually indistinguishable from the market housing.
This Plan aims to ensure that developers provide housing that meets specific local needs,
in accordance with the strategic housing market assessment, except where a developer
can justify an alternative scheme in the interests of viability.

5.47

No public consultation comments are recorded under the Regulation 16 replies in relation to this
policy. Meeting the affordable housing policy delivery expectation of Policy CS12 of the adopted
Core Strategy would complement strategic planning policy on the delivery of affordable housing.
In addition, the provision of “tenure blind” affordable housing stock which is visually
indistinguishable from market housing will assist social inclusion as sought by paragraph 5.29 of
the Core Strategy. The third limb of the policy that seeks to deliver housing, (including
affordable housing) that meets local needs will assist in keeping the Policy up to date, as for
example in relation to the recent “Housing Need Assessment 2015 ( Update March 2016)
Doncaster”, where I note the Objectively Assessed Housing Need (OAHN) for Doncaster is
currently 920 homes per year, some 58% higher than the official government projection of 582
per year (Sub National Household Projections 2012) and around 41% higher than the long term
historic average demand (652 per year). This might suggest an increase in the baseline growth,
but this will be an evidential matter for the emerging Local Plan. Certainly, evidence is available
at Parish level to inform the number of new homes required each year to meet base line growth
in Armthorpe.

5.48

The viability qualification to Policy ANP7 conforms with Core Strategy Policy CS12.
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5.49

I am therefore satisfied that Policy ANP7 is acceptable, without modification. However, having
regard to my comments and recommendations concerning Policy ANP9, I recommend that
Policy ANP7 be extended as shown below to ensure that affordable housing is provided at each
stage of the delivery of the allocated sites, in the event that these include phased development.

5.50

Policy ANP7
All proposals for new housing of 15 or more homes should provide affordable housing as
required by Policy CS12 of the Doncaster LDF Core Strategy, i.e. on-site, with the
proportion, type and tenure split reflecting the latest Strategic Housing Market
Assessment and where possible should meet the specific needs identified for Armthorpe.
Affordable housing must be visually indistinguishable from the market housing.
This Plan aims to ensure that developers provide housing that meets specific local needs,
in accordance with the strategic housing market assessment, except where a developer
can justify an alternative scheme in the interests of viability.
The provision of affordable housing will be included in each stage of the planned
development on the allocated housing sites in the event that development is phased.

5.51

POLICY ANP8 - Provision of a mix of housing types
POLICY ANP8
A mix of dwelling types and sizes to meet the needs of current and future households in
Armthorpe will be sought on all sites that are brought forward for residential
development. This Plan aims to ensure that developers provide housing that meets
specific needs in accordance with the strategic housing market assessment.
Large areas of uniform type and size will not be acceptable.

5.52

No Regulation 16 comments were received in relation to this policy from consultees.

5.53

The Strategic Housing Market Assessment for Doncaster published 2008 confirmed that the
Doncaster Borough administrative area operated as a single housing market. Despite areas of
market weakness, the housing stock did not contain a significant imbalance of types or tenures.
From the 2015 Housing Needs Assessment and 2016 update, this would still appear to be the
case.

5.54

The evidence of housing need, such as it is, relating to the needs of the current and future
households in Armthorpe is to be found in Housing Need Assessment 2015 Doncaster and the
2016. This post-dates the preparation of the ANDP. The March 2016 update reworks affordable
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housing need in the Borough based on the Government’s decision to confirm a 1% rent decrease
for 4 years for social housing tenants. The subsequent reduction in income has had a significant
effect on the proposed council house and housing association build programmes for the
Borough as a whole, in common with other authorities across England.
5.55

Within the Housing Need Assessment which provides background on the local population of a
Parish basis and some information on the housing market at the Parish level, it is not possible to
draw conclusions in relation to the comparative housing need for market dwellings except at the
aggregated level of the metropolitan borough council. For example, the Housing Needs
Assessment provides some socio-economic evidence relating to population characteristics at the
Parish level and there is information on house prices and rents, but there appears to be no
evidence which would allow for the local mix of housing types and sizes to be ascertained or to
allow an evaluation to be made to reflect local housing need for policy formulation. Specific
needs information relating to persons on the housing waiting list, those with disabilities or
persons in receipt of job-seekers allowance are available and this may be of some benefit for
assessing social housing need but this is simply one part of the wider housing market. In relation
to objectively assessed affordable housing need, the headline percentage has increased from
43% in the Borough as a whole in March 2015 to 60% in March 2016 as a result of the 1%
decrease for 4 years on social housing rents according to the Housing Needs Assessment. This is
not broken down spatially to the Parish level and this level of affordable housing provision
would not be viable, as accepted by the March 2016 update report. Furthermore, it appears
that no attempt has been made by the local community to commission a survey of Armthorpe to
ascertain local housing need which might provide evidence of need which might justify and
support Policy ANP8.

5.56

In the absence of any clear evidence which might distinguish housing need in Armthorpe
compared with other local Parishes and DMBC, Policy ANP8 could not be relied upon to
adequately inform or base development management decisions within Armthorpe. Accordingly,
I recommend that the policy should be deleted from the ANDP.

5.57

POLICY ANP9 - Phasing of housing development
POLICY ANP9
The allocated sites will be phased in line with the specific infrastructure requirements
outlined in the Residential Site Briefs which accompany each site. The provision of
affordable housing will be included in each stage of the planned development.

5.58

The explanatory memorandum for this policy explains that housing will be phased in general
conformity with Core Strategy Policy from 2014 subject to all the developer requirements being
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met and planning consents obtained, reflecting Armthorpe’s identification as a Principal Town in
the Core Strategy.
5.59

This policy is considered by the Lazarus Group to be unnecessary on the grounds that there is no
phasing requirements required in the site specific policy guidance in the ANDP and secondly the
start date for phasing to commence being 2014 is superfluous.

5.60

Paraphrasing the guidance in the NPPF, paragraph 47 considers that in significantly boosting
housing supply local planning authorities should:
 include key sites which are critical to the delivery of the housing strategy over the
plan period;
 maintain a five years’ worth of housing against their housing requirements with
an additional buffer of 5% (moved forward from later in the plan period) to
ensure choice and competition in the market for land.
 identify a supply of specific, developable sites or broad locations for growth, for
years 6-10 and, where possible, for years 11-15;

5.61

The phasing guidance in Table 13 of the Core Strategy provides detail regarding the anticipated
development of two sites at Armthorpe, one for 400 dwellings post 2016, the other for 335
dwellings beyond 2021. Table 13 advises that some of the detail about the distribution of
housing will be taken as part of the Sites and Policies DPD, which was subsequently abandoned
and will now be superseded by the emerging Local Plan. I further note that the explanatory
memorandum to Policy CS10 states that the phasing arrangements should not constrain housing
delivery (paragraph 5.13) and that “Some Phase 2/3 allocations may need to be brought forward
(through the monitoring of the Local Development Framework) to maintain five-year supply if
some earlier Phase allocations cannot be delivered.”

5.62

Table 5 of the Core Strategy sets out the criteria by which phasing allocations are to be made.
The Phase 2 (from 2016) New urban extension allocations to Principal Towns, which would
include Armthorpe, are identified as being “the most sustainable and deliverable alternatives
necessary to meet the Phase 2 requirement”. The Phase 3 criterion for development from 2021
onwards states “Other urban extensions to the Main Urban Area and Principal Towns necessary
to meet the Phase 3 requirement H”, however the Core Strategy appears silent as to the
meaning of, “Phase 3 requirement H.”

5.63

Draft Policy ANP9 states that, “The allocated sites will be phased in line with the specific
infrastructure requirements outlined in the Residential Site Briefs which accompany each site.”
The allocated housing sites are shown on the plan at Appendix 2 in the ANDP, comprising:
1 - The Lings, West Moor Link Road
2 - West of Hatfield Lane
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3 - Barton Lane
The reference to “Residential Site Briefs” is to be found in the examination version of the ANDP
prior to Policies ANP10 and ANP11. However, neither the criteria in Policies ANP10 and ANP11,
nor the “Key considerations,” within the explanatory memorandum relating to Sites 2 and 3,
explicitly seek, or justify the need for phased development linked to specific infrastructure
requirements for these two sites.

5.64

In the light of the observations above on phasing of housing development within the Core
Strategy and the abandonment of the Sites and Policies DPD, pending the preparation of the
Local Plan, taken together with draft policies ANP10 and ANP11, I am not aware that there are
any land use planning reasons that would justify the application of phasing controls to The Lings,
West Moor Link Road and or the land West of Hatfield Lane. In the event that the development
of the allocated sites results in phased delivery of new housing, I concur that it would be
reasonable to seek that provision of affordable housing will be included in each stage of
development. I consider that this policy expectation would sit more comfortably in the
affordable housing policy of the ANDP, hence my recommendation to include this provision in
ANP7. For the reasons set out above, I recommend that Policy ANP9 be deleted.

5.65

Residential site briefs for the allocated sites - POLICY ANP10 and 11

5.66

The introduction to these residential policies advises that;
“For each site, the following information is provided:
 A Site Allocation Plan with policy requirements, identifying the overall extent
of the land allocated for development. This plan includes all of the land
allocated, including open space and landscape buffers as well as built
development.


An explanation of the ‘Key Considerations’ affecting the site. These typically
include issues such as the landscape within the site, views to the site and
potential connections to the surrounding area, and have been considered in
setting out the policy requirements for each site.”

5.67

For clarity, it would be helpful to make reference in the first bullet point, that the illustrative Site
Allocation Plans are provided in Appendix 2 of the ANDP. These plans should be respectively
cross referenced to the relevant policies in the ANDP.

5.68

POLICY ANP10
Land at The Lings, West Moor Link Road (which is shown for identification
purposes only coloured salmon pink on the Proposals Map (Appendix 1) and
as Site 1 in Appendix 2 and for the avoidance of doubt the layout, which shows
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roads, footpaths, access and crossing points, is merely illustrative) is
allocated to deliver between 350 and 400 dwellings and required to provide:
1. Affordable housing in situ and in line with Doncaster Council’s
affordable housing policy requirement of 26%, subject to viability;
2. Education facilities or contributions sufficient to serve the demographic
profile of the housing on site;
3. Open space commensurate with Doncaster Council’s open space policy
for developments of this scale;
4. A design and layout which accommodates the Green Wedge to north of
the site referred to and identified in Policy ANP35, including proposals
for the beneficial use of the Green Wedge;
5. A design and layout which recognises the importance of protecting the
residential amenity of the existing residential properties to the south of
the site;
6. Recognition of the role that the site plays in establishing a gateway to
Armthorpe village;
7. Landscaping treatments which identify the area as essentially within a
rural setting with local natural features and vegetation;
8. The connections (including public transport) to the existing local
services and facilities, in particular the village centre, local schools and
community facilities must be secured and made in an attractive manner;
9. The ability to prioritise these local connections and access for
pedestrians and cyclists, including the provision of footpaths and cycle
paths within the site that connect to and extend out into the surrounding
area;
10. A mix of dwelling type, size and design which reflect local housing
needs;
11. A highway and traffic arrangement, which minimises the impact on the
existing highway network and is delivered so as to reduce any
inconvenience to the local road network and users both during
construction and at the completion of the development;
12. The inclusion of a landscape and open space buffer between the site
and the allocated land for employment to the east of the scheme, with an
emphasis on ensuring the residential amenity of those properties that
back onto this site or have a view of it, are protected.
5.69

I note that in relation to consultation replies, the Lazarus Group whilst supportive of this policy
to bring forward housing development at the Lings, nonetheless objected to a number of the
criteria to which the site should be subject within the draft policy.

5.70

The Key Considerations, comprises the explanatory memorandum to this policy. In the second
paragraph, the Plan recognises that Policy ANP10 reflects current Borough wide policies which
could be subject to change over time. The text of the ANDP considers the criteria within the
policy “provide the right approach for Site 1” and the impression given is that these would be
enduring notwithstanding possible subsequent changes to national or borough planning policies.
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In the event of future Borough wide or National planning policy changes and further assuming
that this Plan is made, the ANDP would then be out of date and overtaken by such higher tier
policy changes. Under such circumstances such changes would “trump” the policies in the ANDP
and the policies would no longer be effective for development control purposes. I fully accept
that the Parish Council consider that Policy ANP 10 should provide an enduring policy basis to
guide the development of this site, however in the event that development of these allocated
housing sites is to be considered following national or borough changes in planning policy, it is
conceivable that the ANDP would then cease to be effective for development management
within Armthorpe. To avoid the potential for misunderstanding, particularly in the light of the
emerging Local Plan, I therefore recommend that the second paragraph under the heading “Key
considerations”, be deleted.
5.71

The development management criteria with which proposals for development are expected to
comply together provide an outline design brief for the site. There is a degree of repetition of
other planning policies within the Core Strategy and the ANDP, which would normally be
expected to be avoided, but which may nonetheless act as a checklist when considering the
design of the housing proposals for this site. There appears to be some confusion regarding the
plans to which this policy relates. There are I believe three relevant Plans as follows:


Appendix 1 – Proposals Plan



Appendix 2 – Site Plan (showing the three allocated sites on an Ordnance Survey Base)



Illustrative site plans for Sites 1 and 2. These appear to have been prepared in
connection with earlier consultation of the ANDP and appear as Appendix 3a to the
Consultation Statement.

5.72

I have had regard to the comments made on behalf of the Lazarus Group, where concern has
been expressed in relation to various issues. An impact related approach towards education
contributions or school extension would in my view be reasonable and I have recommended a
policy alteration to reflect this.

5.73

In relation to the observations of The Lazarus Group concerning the extent of the Green Wedge
to the north of Armthorpe, I do not consider this, as identified on the Proposals Map (Appendix
1), to be inconsistent with the illustrative plan identifying the Green Wedge in the vicinity of
Armthorpe identified in the Doncaster Core Strategy (Map 9). However, the ANDP was prepared
in advance of the more recent Doncaster Council Development Guidance and Requirements:
Supplementary Planning Document (July 2015). The purpose of this SPD, is to set out,
“….guidance to help implement policies set out in the adopted development plan. In particular, it
sets out detailed requirements and guidelines against which planning applications will be judged,
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as part of an assessment of wider planning considerations in relation to a site.”
the SPD confirms that it;

Furthermore,

“……provides further detail and guidance on how these policies will be implemented. This
document will be used when considering planning applications for new development in the
borough. It should be read alongside the Core Strategy and other adopted supplementary
planning documents, where relevant.” Importantly, the SPD states that; “Applicants and
developers will be expected to take account of the guidance set out in this document in the
context of the policies that are identified in the Core Strategy, Unitary Development Plan and the
requirements set out in the National Planning Policy Framework.”
5.74

The Doncaster Council, Development Guidance and Requirements: Supplementary Planning
Document (July 2015), (the SPD) provides further guidance as to the extent of the Green
Wedges in proximity to Armthorpe in Figure 1 and Table 2. The Green Wedge to the north of
Armthorpe is shown as being to the north of the A630 and west of Hatfield Lane, outside the
Parish of Armthorpe. The Lazarus Group, in their representations on this policy note that a
previous Inspector formed the view that a Green Wedge designation on land to the south of the
A630 and east of Hatfield Lane would not be appropriate to prevent the coalescence of
Armthorpe and Edenthorpe. I agree with that opinion having regard to the land shown on Map
9 of the SPD. Accordingly, to comply with DMBC guidance with respect to the extent of the
Green Wedge to the north of the built-up extent of Armthorpe, the Green Wedge to the south
of the A630 and east of Hatfield Lane would not be appropriate. The Proposals Map, Appendix
1, and the Illustrative Site Plans, should therefore be redrawn to exclude the Green Wedge
designation to the north of Armthorpe in relation to Site 1. It is not necessary for the ANDP to
provide a land use designation on the Proposals Map for the previously proposed Green Wedge
land as this will still be controlled by Core Strategy Policy CS3, subsection C of which provides
the following controls:
“C) Proposals which are outside development allocations will only be supported where they
would:
1. protect and enhance the countryside, including the retention and improvement of key
green wedges where areas of countryside fulfil a variety of key functions;
2. not be visually detrimental by reason of siting, materials or design;
3. not create or aggravate highway or amenity problems; and;
4. preserve the openness of the Green Belt and Countryside Protection Policy Area and not
conflict with the purposes of including land within them.”

5.75

Core Strategy Policy CS3 gives a significant degree of protection from urban forms of
development and is very similar in its objective to formal Green Belt policy in preserving
openness. The expectation is that the unallocated land under this policy alone would be that it
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would remain undeveloped and open in character. Policy CS17 would also be relevant in
relation to the future use of this land as a linear open space buffer or green corridor between
Site 1 and the A630 and the employment area, contributing to the green infrastructure network
to the east of the Green Wedge separating Armthorpe to the north of Site 2 from Edenthorpe,
to the west of Hatfield Lane. This would be consistent with Figure 1, Green Wedge Locations,
Reference 3 in the 2015 SPD which similarly shows the Green Wedge between Edenthorpe and
Armthorpe to the west of Hatfield Lane, although to the north of the A630, for the reasons
relating to the withdrawal of the earlier draft guidance. It would also be consistent with this
assessment and the Inspector’s decision referred to by Lazarus Properties, (excluding the Green
Wedge designation to the east of Hatfield Lane), as I understand matters.
5.76

In discussing an appeal on the site in December 2012 the Secretary of State accepted the site
represented an appropriate urban extension in line with the Doncaster Core Strategy. I concur
that development of this site would relate well to the existing urban form and the spread of the
built-up area on two sides of the site, to the south and east. The existing predominantly
agricultural land use is open in character with relatively few hedgerows other than close to the
A630 and Hatfield Lane. I consider development of Site 1 for housing would comprise a natural
extension of the settlement which might extend close to the A630 marking the northern limit to
Armthorpe. A landscape buffer between the proposed housing on Site 1 and the further
employment land development permitted on land immediately to the north-east of the
proposed residential allocation would be desirable to safeguard residential amenity and help
provide a clear identity to the residential extension comprising Site 1. To the extent to which a
sustainability assessment has been prepared based on the site capacities envisaged in the ANDP,
I consider the housing densities considered in preparing this Plan and the capacities of the
allocated sites should remain unaltered.

5.77

In considering the likely impact of additional development close to Mercel Avenue, I note that
buffer planting to the north of the housing plots fronting Mercel Avenue should be sufficient to
adequately protect the residential amenity of the existing residents having regard to the earlier
conclusions of the Secretary of State for development in the vicinity. The policy text in criterion
5 therefore appears reasonable.

5.78

I recommend the alterations to the policy for reasons of clarity and deliverability which are set
out below:

5.79

POLICY ANP10
Land at The Lings, West Moor Link Road, coloured salmon pink on the Proposals Map
(Appendix 1), edged blue as Site 1 in Appendix 2 and as Site One, Appendix 2A which
shows the illustrative layout, roads, footpaths, access and crossing points, is
allocated to deliver between 350 and 400 dwellings and should provide:
1. Affordable housing on site reflecting Doncaster Council’s
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affordable housing policy requirement of 26%, subject to viability;
2. Education facilities or contributions sufficient to meet need as a consequence of these
development proposals;
3. Open space commensurate with Doncaster Council’s open space policy
for developments of this scale;
4. A design and layout which protects the residential amenity of the existing residential
properties to the south of the site;
5. Recognition of the role that the site plays in establishing a gateway to Armthorpe
village;
6. Connections (including public transport) to the existing local services and facilities, in
particular the village centre, local schools and community facilities;
7. Prioritise sustainable local connections and access for
pedestrians and cyclists, including the provision of footpaths and cycle
paths within the site that connect to the surrounding area;
8. A highway design which minimises traffic impact on the existing highway network as a
consequence of these proposals and which is designed to reduce inconvenience to the
users of the local road network during construction and following completion of the
development;
9. The inclusion of a landscape and open space buffer designed to protect the residential
amenity of dwellings in close proximity to the employment area.

5.80

POLICY ANP11
Land West of Hatfield Lane and situate to the rear of Fernbank Drive (which is
shown for identification purposes only coloured salmon pink on the Proposals
Map (Appendix 1) and as Site 2 in Appendix 2 and for the avoidance of doubt
any layout, which shows roads, footpaths, access and crossing points, is
merely illustrative) is allocated to deliver between 350 and 400 dwellings and
required to provide:
1. Affordable housing in situ and in line with Doncaster Council’s
affordable housing policy requirement of 26%, subject to viability;
2. Education facilities or contributions sufficient to serve the demographic
profile of the housing on site;
3. Open space commensurate with Doncaster Council’s open space policy
for developments of this scale;
4. A design and layout, which accommodates the Green Wedge to north of
the site referred to and identified in Policy ANP35, including proposals
for the beneficial use of the Green Wedge.
5. A design and layout which recognises the importance of protecting the
residential amenity of the existing residential properties to the south of
the site;
6. Recognition of the role that the site plays in establishing a gateway to
Armthorpe village;
7. Landscaping treatments which identify the area as essentially within a
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rural setting with local natural features and vegetation;
8. The connections (including public transport) to the existing local
services and facilities in particular the village centre, local schools and
community facilities are secured and made in an attractive manner;
9. The ability to prioritise these local connections and access for
pedestrians and cyclists, including the provision of footpaths and cycle
paths within the site that connect to and extend out into the surrounding
area;
10. A mix of dwelling type, size and design which reflect local housing
needs;
11. A highway and traffic arrangement, which minimises the impact on the
existing highway network and is delivered so as to reduce any
inconvenience to the local road network and users both during
construction and at the completion of the development.
5.81

This policy has been the subject of a supportive Regulation 16 consultation response from David
Lock Associates on behalf of O&H Properties dated 1st May 2015.

5.82

Policy ANP11 shares some common threads with Policy ANP10. To the extent that a number of
issues pertinent to Policy ANP11 have already been explored in considering Policy ANP10 and
given the similar site characteristics and location, I do no propose to revisit these in connection
with assessing the suitability of Policy ANP11 for development management purposes other
than policy concerning Green Wedges.

5.83

Concerning the policy relating to Green Wedges and the prevention of coalescence between
Edenthorpe and Armthorpe, Core Strategy Policy CS17 anticipates further definition of green
wedge policy in neighbourhood planning. To the extent that the Doncaster Council
Development Guidance and Requirements: SPD (2015), excluded green wedge designation
within Armthorpe, it is reasonable that this should be considered as part of the neighbourhood
planning process and was identified as a matter for consideration when the issues pertinent to
the neighbourhood plan were identified at the beginning of this plan making process. As the
SPD identifies the boundaries of the Green Wedge between Armthorpe and Edenthorpe as far
south as the A630, forming the northern extent of Armthorpe parish, it falls to the
neighbourhood plan to consider the extent to which the Green Wedge should be extended
further to the south. The proposed extension of the Green Wedge up to the proposed northern
extension of housing in Armthorpe as shown within Site 2 in ANP11 appears reasonable and I
note is supported by the developer’s agent, David Lock Associates.

5.84

I therefore recommend the following alterations to Policy ANP11;

5.85

POLICY ANP11
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Land West of Hatfield Lane and situate to the rear of Fernbank Drive, coloured salmon
pink on the Proposals Map (Appendix 1), edged blue as Site 2 in Appendix 2 and as Site
Two, Appendix 2B which shows the illustrative layout, roads, footpaths, access and
crossing points, is allocated to deliver between 350 and 400 dwellings and should
provide:
1. Affordable housing on site reflecting Doncaster Council’s affordable housing policy
requirement of 26%, subject to viability;
2. Education facilities or contributions sufficient to meet need as a consequence of these
development proposals;
3. Open space commensurate with Doncaster Council’s open space policy for
developments of this scale;
4. A design and layout, which accommodates the Green Wedge to north of
the site referred to and identified in Policy ANP35, including proposals
for the beneficial use of the Green Wedge.
5. A design and layout which protects the residential amenity of the existing residential
properties to the south of the site;
6. Recognition of the role that the site plays in establishing a gateway to Armthorpe
village;
7. Connections (including public transport) to the existing local services and facilities in
particular the village centre, local schools and community facilities;
8. Prioritise sustainable local connections and access for pedestrians and cyclists,
including the provision of footpaths and cycle paths within the site that connect to the
surrounding area;
9. A highway design which minimises traffic impact on the existing highway network as a
consequence of these proposals and which is designed reduce inconvenience to the users
of the local road network during construction and following completion of the
development.

5.86

THE ECONOMY, SKILLS AND JOBS

5.87

POLICY ANP12 - Major Employment Sites
POLICY ANP12
In accordance with LDF Core Strategy policy CS2: Growth and Regeneration
Strategy, and CS5: Employment Strategy, the sites set out below (which are
shown for identification purposes only coloured purple on the Proposals Map
(Appendix 1) and as Sites 1, 2 and 3 in Appendix 3) are allocated as Major
Employment Sites. They will be developed in accordance with the
development requirements set out in LDF Core Strategy Appendix 1, other
relevant Local Development Framework policies and existing planning
permissions. Only B1b/c, B2 and B8 uses will be permitted on Major
Employment Sites unless the proposal is ancillary to the employment use.
Site 1 West Moor Park Extension
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Site 2 West Moor Park
Site 3 Land south of the West Moor Link Road
5.88

Policy ANP12 conforms to Core Strategy Policy CS2 by allocating a significant and highly
accessible contiguous tract of flat land for employment development, which would permit
distribution warehousing development close to junction 4 of the M18 motorway providing
access to Armthorpe. It will also contribute to the wider employment strategy in Core Strategy
Policy CS5. The policy is further supported by the Lazarus Group who point out in their
consultation response from McAteer Associates dated 22nd April 2015 that the land south of
West Moor Link, allocated as a Major Employment Site (Site 3) already has the benefit of an
outline planning permission for Class B1, B2 and B8 uses.

5.89

It is clear from the Proposals Map (Appendix 1) of the ANDP that a considerable extent of the
employment area is within Flood Zone 3. Such land is defined by the Environment Agency as
land assessed as having a 1 in 100 or greater annual probability of river flooding (>1%), or a 1 in
200 or greater annual probability of flooding from the sea (>0.5%) in any year. I note that the
Environment Agency in its consultation reply of 22nd April 2015 stated that the Agency had been
involved throughout the development of the plan and was satisfied that issues raised had been
taken into account and helped to shape the outcome of the plan. I further note that in relation
to the Addendum to the Armthorpe Neighbourhood Plan Submission Draft Sustainability
Appraisal, October 2016, that the findings of the appraisal of the Employment Sites
demonstrated that whilst all the employment sites had a mix of positive, negative and uncertain
impacts on the SA objectives, all of the employment sites will have positive impacts in helping
to create conditions which enable business success, economic growth and investment, and a
diverse economy. Positive landscape impacts were found as these are all urban sites and three
of the four sites would have significant positive impacts in relation to flood risk.

5.90

I also note that during earlier consultation there had been some concerns expressed by Natural
England that foraging habitats of nightjars might be adversely affected by the impact of Policy
ANP12 and that should nightjar be foraging on site appropriate avoidance measures would need
to be built into Policy ANP12 to avoid adverse impacts. Following advice from DMBC that a
Screening Opinion under the Habitat Regulations is not required because Nightjars are
understood to forage within 3 kms. of their breeding areas (Thorne and Hatfield Moors) and the
allocated ANP sites are further than 3 kms from these areas. I further note that in the Regulation
16 consultation response from Natural England, this plan was not considered to pose any likely
or significant risk to nationally designated nature conservation sites.

5.91

Accordingly, I consider that Policy ANP12 is adequately justified but for clarity should be
amended as follows:
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5.92

POLICY ANP12
The sites set out below and shown for identification purposes coloured purple on the
Proposals Map Appendix 1 and edged blue as Sites 1, 2 and 3 Appendix 3 are allocated as
Major Employment Sites. They will be developed in accordance with the planning policy
guidance in Core Strategy for B1b/c, B2, and B8 use:
Site 1 West Moor Park Extension
Site 2 West Moor Park
Site 3 Land south of the West Moor Link Road

5.93

POLICY ANP13 - Local Employment Sites
POLICY ANP13
Local Employment Sites
In accordance with LDF Core Strategy policy CS2: Growth and Regeneration
Strategy and CS5: Employment Strategy, the sites set out below which are
shown coloured light blue on the Proposals Map Appendix 1 and as Sites 4
and 5 in Appendix 3 are allocated as Local Employment Sites.
Site 4 - Gunhills Lane (existing site)
Site 5 - Gunhills Lane extension (new site)

5.94

This policy attracted no Regulation 16 comment. The policy provides for a greater degree
of land use flexibility than in relation to the Major Employment Sites in Policy ANP12 and
provides adequate justification towards a more flexible land use approach. I recommend
the following changes to reflect the current development plan policy guidance, as with
Policy ANP12:

5.95

POLICY ANP13
The sites set out below shown coloured light blue on the Proposals Map Appendix 1 and
as Sites 4 and 5 in Appendix 3 are allocated as Local Employment Sites.
Site 4 - Gunhills Lane
Site 5 - Gunhills Lane extension
They will be developed in accordance with the planning policy guidance in Core Strategy
CS5.

5.96

POLICY ANP14 - Retain existing employment land and use
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POLICY ANP14
Excepting Barton Lane (where the nature of the uses in close proximity to
residential areas and the size of the site relative to the number of jobs provided
supports a case for residential development), existing employment sites must
remain in employment use (B1, B2 or B8). Proposals for the redevelopment or
change of use of redundant land or buildings in employment or service trade
use, to non-employment uses will only be permitted if the existing use is no
longer economically viable and the site has been marketed at a reasonable
price for at least a year for that and any other suitable employment or service
trade uses.
5.97

This policy which seeks to retain industrial employment activity within the settlement received
little comment during the consultation phase of plan making. In order that there is some
objectivity when changes of use from employment to other uses are being proposed I
recommend that the policy be strengthened as indicated below:

5.98

POLICY ANP14
Excepting Barton Lane (where residential development is supported), existing
employment sites will be retained in employment use within use classes B1, B2 or B8.
Proposals for the redevelopment or change of use of redundant land or buildings in
employment or service trade use, to non-employment uses will only be permitted where
it is demonstrated objectively that the property has been freely and continuously offered
in the market for at least a year for employment use at market value, without securing a
user on market acceptable terms, to justify that the existing use or other suitable
employment or service trade uses are no longer economically viable.

5.99

POLICY ANP15 - Support improvements to existing employment areas
POLICY ANP15
Proposals to upgrade or redevelop existing employment buildings and the
surrounding environment will be supported provided that:
 there would be no adverse impacts on the amenities of surrounding uses
 the improvements maintain or enhance pedestrian and cycle access
 the improvements maintain or enhance access to bus stops
 the improvements enhance the safety and security of users of the
employment area and neighbouring users.

5.100 This policy attracted no material planning objection. It would help facilitate and encourage
sustainable means of transport in addition to enhancing the local built environment. I make no
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recommendation to alter this policy which could contribute positively to the appearance and
function of the employment areas within Armthorpe.
5.101 TRANSPORT, HIGHWAYS AND UTILITIES
POLICY ANP16
Proposals for all development should deliver good pedestrian and cycle connections as
part of a comprehensive approach to movement that aims to encourage walking and
cycling and reduce reliance on vehicles.
Employment sites and housing sites must (amongst other things) provide good pedestrian
and cycle connections to the village centre and other local destinations.
5.102 At first blush, this policy accords with the sustainability objectives of the NPPF in encouraging
sustainable development through planning policy. Paragraph 35 and 37 encourage the use of
sustainable transport modes for the movement of goods or people and for development that is
located and designed where practical to give priority to pedestrian and cycle movements, and
have access to high quality public transport facilities and create safe and secure layouts which
minimise conflicts between traffic and cyclists or pedestrians. Policy ANP16 requires that
employment and housing sites must provide good pedestrian and cycle connections to the
village centre and other local destinations. This element of the policy sits less well with
Paragraph 41 of the NPPF which encourages Local planning authorities to identify and protect,
where there is robust evidence, sites and routes which could be critical in developing
infrastructure to widen transport choice. However, with respect to the ANDP, there is no clarity
as to any specific routes or connections that are deficient or which might more generally benefit
from targeted investment. Furthermore, it may not always be possible to implement beneficial
improvements due to land ownership and other constraints.
5.103

The introductory text seeks, “All new developments shall provide good pedestrian and cycle
connections to the village centre and other local destinations.” This text is not part of the policy
but it is unrealistic to expect that all new developments should be expected to carry the burden
of providing good pedestrian and cycle connections to the village centre and other destinations
when the specific need has neither been assessed nor quantified.

5.104 For the policy to refer to a comprehensive approach to movement, this must infer some prior
assessment of need in order to form a comprehensive solution to improving movement which
“aims to encourage walking and cycling and reduce reliance on vehicles”. It may well be
reasonable for major employment development and major housing allocations to make targeted
and contributions towards such improvements which are proportionate and justified by impact
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based assessment. For small development, it is likely that proposals may be “choked-off” if
required to make such contributions.
5.105 In relation to traffic issues and mitigation measures the conclusions of the Addendum to the
Armthorpe Neighbourhood Plan Submission Draft Sustainability Appraisal, October 2016, found
that traffic congestion is a problem in Armthorpe given proximity to junction 4 on the M18. The
dualling of the A630 West Moor Link between junction 4 of the M18 motorway and the A18
Thorne Road and between the A18 and A630 Wheatley Hall Road, will I understand, benefit
from over £9million of funding through the Sheffield City Region Infrastructure Fund (SCRIF). The
Addendum Report indicates that the scheme will facilitate housing development and
employment land along the route and also help relieve congestion and traffic within Armthorpe.
Developers along the route will be expected to contribute towards the costs of the scheme.
These findings might form the basis for further traffic impact assessments that together with
other work might in time provide an evidence base that might underpin Policy ANP16, or some
variant on it, although from the recent additional work on Sustainability Appraisal it is not
apparent that this would necessarily be the case. Traffic congestion is a matter taken up by Mr
Rollinson on behalf of RTTP Holdings in their representations of 1st May 2015 which expressed
the need for a bypass to mitigate addition traffic congestion from the proposed housing
developments on the northern margin of the settlement.
5.106 The lack of any clarity in terms of need, due to the lack of an evidence base to support this
policy, is again a weakness of this neighbourhood plan. There is no doubt that this policy is well
intentioned, but lacks any coherent evidence base as a justification for its imposition. It is with
some regret that I am unable to recommend the retention of this policy on the grounds that the
draft Plan fails to provide evidence and / or an explanatory statement which would justify its
inclusion in addition to the comprehensive approach that might be sought together with any
indication as to specific cycle and pedestrian improvements considered appropriate. I therefore
recommend that this policy be deleted.

5.107 Policy ANP17 – Traffic Impact Assessment
Policy ANP17
Each site allocated for employment or residential development and/or the
provision of educational facilities will need to provide a full Transport Impact
Assessment (TIA), based on the indicative thresholds for TIA’s within the ‘DFT
Guidance on Transport Assessment’, for discussion with the Parish Council,
Doncaster Council and relevant highway organisations. This would identify
the full range of transport issues associated with the development and what
measures are needed to deal with the impacts of the scheme, as well as
improving accessibility and safety for all modes of travel. The TIA will need to
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look at the operation of the highway network and where necessary provide
suitable mitigation.
5.108 The Introductory paragraph to this policy states that, “All new developments will provide Traffic
Impact Assessments”. This is not intended by reference to Policy ANP17, which in terms states
that it is the allocated employment and housing sites that will be subject to this policy. It would
avoid the potential for confusion were the introductory underlined sentence in blue text to be
either deleted or altered to read, “All new proposed residential or employment development on
allocated sites within the ANDP will provide Traffic Impact Assessments”.
5.109 This policy is clear and there is a succinct policy justification for it within the explanatory text in
the Plan. I further note that the Addendum to the Armthorpe Neighbourhood Plan Submission
Draft Sustainability Appraisal, October 2016, appraised Policy ANP17 as having several positive
impacts. In particular the consultants considered that there would be a significant positive
impact on SA objective 9 as the policy would help to ensure an efficient transport network.
Furthermore, in assessing the transport impacts of new development, this would help to
consider and minimise air pollution and impacts of climate change and therefore contribute a
positive impact.
5.110 The policy does not consider what suitable mitigation might entail, although the preparation of
travel plans is likely to be an important component in a mitigation strategy.
5.111 I make no recommendations to alter Policy ANP17.

5.112 Policy ANP18 - Requirement to comply with utility companies’ infrastructure
Policy ANP18
Developers shall take account of the location and nature of electricity
installations and transmission equipment, pipelines and other infrastructure
owned or operated by or on behalf of statutory utility companies and ensure
that any proposed buildings will comply with all statutory safety clearances.
5.113 The Addendum to the Armthorpe Neighbourhood Plan Submission Draft Sustainability Appraisal,
October 2016, appraised Policy ANP18 and found that due to the very specific nature of the
policy impacts on the majority of the sustainability appraisal objectives, the effects are likely to
be neutral. The consultants found that there would be major positive impacts on SA objective 6
as the Policy will help to ensure safety and security for people and property with respect to
required clearances for utility infrastructure.
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5.114 There were no Regulation 16 observations in relation to this policy
5.115 I consider that having regard to the NPPF at paragraph 162, the proposed policy is consistent
with national guidance which encourages local planning authorities to work with other
authorities and providers to assess the quality and capacity of infrastructure for utility services
and forecast demands. The policy should assist development management associated with the
development and delivery of the allocated housing and employment sites. The policy is
acceptable and I propose no change to it.

5.116 POLICY ANP19 - Encourage better use of public transport
POLICY ANP19
Armthorpe Parish Council will liaise with developers, the Highways Authorities and the
bus and rail operators to encourage better planning of public transport. Measures
relating to public transport, including bus passes for a specified period, will be
encouraged
5.117 No Regulation 16 responses were forthcoming in relation to this policy. The first sentence of the
policy relates well to section 4 of the NPPF, promoting sustainable transport.
5.118 The second sentence is less clear but the inference having regard to the explanatory text
beneath the policy is that public transport enhancement would be funded to some extent to
mitigate the effect of employment and housing development. In order that the second sentence
of the policy relates more specifically to land use planning matters, which I believe is intended, I
would recommend that this is revised as follows:
POLICY ANP19
Armthorpe Parish Council will liaise with developers, the Highways Authorities and the
bus and rail operators to encourage better planning of public transport. Measures to
mitigate the adverse impacts of housing and employment development to promote the
use of public transport will be encouraged.

5.119 POLICY ANP20 – Parking Standards
POLICY ANP20
Development must provide on-site parking in accordance with the standards
set out in Appendix 5 attached.
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5.120 I have compared the parking standards in Policy ANP20 with the standards in DMBC’s
Development Guidance and Requirements: SPD, adopted on 2nd July 2015. The extensive
borough wide standard is identical to the proposed Armthorpe standard other than for
residential parking. In relation to residential standards, those proposed for Armthorpe are
almost identical to the DMBC standard. The differences are that within the Armthorpe version,
the Council will aim to provide 2 allocated parking spaces per dwelling, but 1.5 spaces per
dwelling where I space is allocated and 1 space is provided for every 2 dwellings in communal
parking areas. This latter standard is the same the current DMBC minimum provision in the SPD.
The other slight variation is that where parking spaces are all unallocated there is a residential
parking standard for 2 and 3 bed dwellings of 1.5 spaces per dwelling. For 3 bed dwellings and
larger, the minimum parking standard in the Armthorpe NDP corresponds to the SPD standard.
The standard proposed in Appendix 5 appears to have been derived from another document as
one column refers to borough wide applicability, which would not be necessary or appropriate
in Armthorpe. Finally, on this topic the SPD also provides guidance on the minimum standards
for low residential and employment parking for electric and low emission vehicles, absent in the
neighbourhood plan version. On balance and without any clear justification for the minor
differences between the two parking standards, the more up to date version in the borough
wide version is preferred. I therefore recommend that Policy ANP20 is deleted.

5.121 POLICY ANP21 - DEVELOPER CONTRIBUTIONS
POLICY ANP21
Where appropriate and necessary, developer contributions will be required to
mitigate the impacts of any development and contribute to infrastructure
where proposals require:
A) direct provision to be made on site (e.g. for on-site affordable housing,
open space, or sustainable drainage schemes);
B) provision to be made off site as a direct result of the proposal, to ensure
the development can be delivered in line with other policy objectives,
and to a safe and satisfactory standard (such as off-site affordable
housing, flood mitigation, education contributions or highways
improvements);
C) contributions towards softer interventions that are necessary to ensure
the benefits of the development are maximised by local communities
(such as skills and training programmes, or public realm improvements);
and
D) pooled contributions for major schemes within the Sheffield City Region
Investment Fund programme, necessitated as a result of the cumulative
impact of a number of developments. Such schemes may also include
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the requirement for retrospective contributions where infrastructure has
been required in advance of some developments.
Where infrastructure is to be provided either on or off site, provision for its
long-term maintenance will be required (which may include its adoption either
by the Local Authority or a third party, subject to the provision of appropriate
maintenance funding from the developer).
5.122 This policy attracted comment from the Lazarus Group and David Lock Associates on behalf of
O&H Properties.
The Lazarus Group’s concerns are based on the need for developer
contributions to be in accordance with relevant CIL Regulation or advice on s106 Obligations and
object to the inclusion of points C and D in the policy. David Lock Associates take issue with the
intention to seek pooled contributions and that the restrictions on pooling s106 contributions
which came into force in April 2015 should be applied and that reference to pooled
contributions should be removed. The “softer interventions” sought could still be negotiated by
way of developer contributions, subject to these meeting the provisions of s122 of the CIL
Regulations. I therefore agree with the suggestions in both representations in order that the
policy should be lawful.
5.123 In preparing the policy, the reasoned justification was that the developer contributions should
not be too onerous that development might be stifled. These concerns relating to viability
matters and the ability of projects to fund the obligations sought are not translated into policy.
In order that the policy has regard to viability considerations and taking into account the points
raised by O&H Properties and the Lazarus Group, I recommend that the Policy be amended as
follows:
5.124 POLICY ANP21
Where appropriate, necessary and subject to viability, developer contributions
will be required to mitigate the impacts of any development and contribute to
infrastructure where proposals require:
A) direct provision to be made on site (e.g. for on-site affordable housing,
open space, or sustainable drainage schemes);
B) provision to be made off site as a direct result of the proposal, to ensure
the development can be delivered in line with other policy objectives,
and to a safe and satisfactory standard (such as off-site affordable
housing, flood mitigation, education contributions or highways
improvements);
Where infrastructure is to be provided either on or off site, provision for its
long-term maintenance will be required (which may include its adoption either
by the Local Authority or a third party, subject to the provision of appropriate
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maintenance funding from the developer).
5.125 SHOPPING, THE VILLAGE CENTRE AND THE HIGH STREET
5.126 POLICY ANP22 - Locate new retail development in the village centre

POLICY ANP22
Permission will be granted for new town centre uses (Use Classes A1 – A5) in Armthorpe
village centre (defined as a District Centre in Policy CS7 of the LDF Core Strategy).
5.127 The explanatory memorandum to Policy ANP22 cites Policy CS7 as the justification for this
policy.
I note that the explanatory memorandum to the Core Strategy does not envisage that additional
space will be allocated within Doncaster’s District centres, including Armthorpe, but if proposals
are advanced that seek to improve the town centre, these will be supported, provided that the
development is of the appropriate scale to the centre.
5.128 Although there were no Regulation 16 consultation responses in relation to this permissive and
unconstrained policy, I consider that it would be prudent for the policy to be amended to have
regard to the scale of the retail centre notwithstanding the flexibility that is offered in the Core
Strategy and ANDP. This would complement Policy ANP23 which imposes an amenity impact
constraint on retail uses. Accordingly, I recommend a small amendment to the policy as follows:
5.129 POLICY ANP22
In Armthorpe town centre, permission will be supported for retail uses, of a scale
appropriate to this District Centre (as defined in Policy CS7 of the Core Strategy) within
Use Classes A1 – A5.

5.130 POLICY ANP23 - Retain and enhance existing retail frontages
POLICY ANP23
Within retail frontages, change of use from residential and/or employment to
uses within A1 - A5 will be supported provided that such proposed uses are
compatible with nearby residential properties.
5.131 Until recently, planning permission was required for a change of use from A1 (a shop) to A3 (a
café) unless the site was to operate solely on a 2-year basis, in which case no planning
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permission was required. As from 15th April 2015, planning permission is no longer required for
such developments in most cases and such change of use can now be made under permitted
development rights (PD rights) without the need to apply for planning permission, subject to
certain conditions being satisfied, namely the proposal site is not:
 more than 150m2 in area;
 located on a site of special scientific interest or hazardous;
 a scheduled monument; or
 a listed building?
5.132 The flexibility afforded by the draft policy is justified in the explanatory memorandum as the
vitality of the village centre is dependent on maintaining retail frontages.
5.133 In most cases it is unlikely that the amenity of residential uses would be significantly adversely
affected by such changes of use within a District Centre, but the additional protection afforded
by this policy appears reasonable.
5.134 To reflect the greater flexibility afforded through the extension of PD rights, I recommend a
minor change to this policy as follows:
POLICY ANP23
Within retail frontages, where planning permission is necessary, change of use from
residential and/or employment to uses within A1 - A5 will be supported provided that
such proposed uses are compatible with nearby residential properties

5.135 POLICY ANP24 - Permit small shops on allocated residential sites
POLICY ANP24
Permission will be granted for small retail units within each allocated
residential area outside the village centre.
5.136 All of the allocated residential areas are located outside the village centre as defined within the
Proposals Map, (Appendix 1) to the ANDP. The explanatory memorandum to the policy advises
that this type of retail development is not intended to compete with the village centre’s shops
but provide for convenience shopping to meet, “immediate day to day needs of nearby
residents, by providing goods typically found in a local newsagent’s premises of floor area up to
100 square metres or thereabouts.” The scale of development envisaged in the explanatory
memorandum to the policy would appear to exclude the smallest formats for the main
convenience supermarket chains where an “Express” format would normally offer about 215m2
(2,300 ft2) gross internal area.
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5.137 I note that the Lazarus Group raised a Regulation 16 objection to the policy defining a limit to
the scale of retail convenience retail development that might be supported by the residential
allocated sites suggesting that this should be left to the market. It would appear unlikely that
supporting local convenience shopping in the allocated residential areas would divert
expenditure away from the District Centre to any significant extent. The scale of the residential
development extensions on the allocated sites are not of a size that would normally expect to
support any significant retail expansion, but in order to provide greater clarity and definition to
the policy I recommend the following amendments:
5.138 POLICY ANP24
Within each allocated residential area, permission will be supported for small scale
convenience retail development.
5.139 Such proposals would also be subject to other town planning considerations contained in the
ANDP and in the saved policies of the UDP and more particularly the Development Guidance
and Requirements Supplementary Planning Document, July 2015.

5.140 POLICY ANP25 - Retain small scale employment in the village centre
POLICY ANP25
Proposals for the redevelopment or change of use of the ground floor of redundant land
or buildings in employment or service trade use to non-employment uses will only be
permitted if it is demonstrated that the existing use is no longer economically viable and
the site has been marketed for freehold or leasehold at a reasonable price without
restriction.
Proposals for the redevelopment of redundant land or change of use of buildings in
employment or service trade use, to A1 - A5 uses will be permitted in retail frontages,
together with leisure, cultural, community and residential developments.
Small scale employment uses (Use Class B1) contribute to the liveliness and activity of the
village centre and should be retained.
5.141 The apparent aim of this policy in the introduction to this policy is “Retain small scale
employment in the village centre”. The term “small scale” employment uses is not defined
either in the explanatory memorandum or the policy itself. Neither is the village centre defined
in the policy, but I believe this would correspond to the area defined as the District Centre on
the Proposals Map, (Appendix 1). If I am incorrect in this assumption, the village centre should
be defined on the Proposals Map.
5.142 The policy seeks to retain employment uses within Use Class B1. It also prohibits change of use
to non-employment uses unless a viability assessment confirms that the existing ground floor
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use is no longer economically viable. Where this is the case in retail frontages, the policy
permits A1 - A5 uses as well as leisure, cultural, community and residential developments,
notwithstanding that the objective of the policy is to retain employment use in the village
centre.
5.143 Neither the policy nor the explanatory memorandum explains the criteria that would be
expected to be satisfied to objectively assess whether the existing use is no longer viable.
5.144 Central government advice in the NPPF does not contain “protectionist” policies which seek to
restrain town centre activity and change. The fundamental aim to promote the economic role
of planning policy in achieving sustainable development is unlikely to be attained in Armthorpe
if such policies are endorsed. Indeed, in considering the advice in the NPPF in relation to the
Core Planning principles in paragraph 17, this policy is at odds with the third principle that states
that planning should:
“proactively drive and support sustainable economic development to deliver
the homes, business and industrial units, infrastructure and thriving local
places that the country needs. Every effort should be made objectively to
identify and then meet the housing, business and other development
needs of an area, and respond positively to wider opportunities for
growth. Plans should take account of market signals, such as land prices
and housing affordability, and set out a clear strategy for allocating
sufficient land which is suitable for development in their area, taking
account of the needs of the residential and business communities;”
5.145 In Chapter 2 of the NPPF which seeks to ensure the vitality of town centres, paragraph 23
advises that planning authorities should “allocate a range of suitable sites to meet the scale and
type of retail, leisure, commercial, office, tourism, cultural, community and residential
development needed in town centres. It is important that needs for retail, leisure, office and
other main town centre uses are met in full and are not compromised by limited site availability.
Local planning authorities should therefore undertake an assessment of the need to expand town
centres to ensure a sufficient supply of suitable sites;”.
5.146 Taking these observations together I recommend that this policy be deleted from the ANDP.

5.147 POLICY ANP26 - Support residential use on upper floors in the village centre
POLICY ANP26
Within the village centre, office and retail uses will be permitted in upper floor
accommodation above existing commercial premises provided that:
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 the viability of any ground floor commercial use would not be adversely affected;
 the site is well integrated with retail frontages;
 there would be no adverse impact on the amenities of neighbouring uses.
5.148 The rubric introducing this policy describes it as supporting residential use on the upper floors in
the village. The text of the policy and explanatory memorandum in fact relates to B class uses
being permitted on upper floors.
5.149 No Regulation 16 observations were received in relation to this policy.
5.150 It is somewhat curious that residential use is excluded from this policy particularly as residential
use above ground floor commercial uses normally provides a successful and complimentary land
use mix within a district centre. This exclusion is more striking because residential use is
sufficiently highly regarded in Armthorpe that Policy ANP27 seeks the retention of residential
use generally within the village centre. In considering the land use options and potential mix, it
is not entirely clear whether there is a local village policy preference for B class uses rather than
residential for floors above ground floor level, but in reading Policies ANP26 and ANP27, this
would appear to be the case, but in relation to the policy text in ANP27, this would not appear
to be to the exclusion of residential use.
5.151 I therefore recommend that the introduction to Policy ANP26 should be amended to read:
“Support office and retail use on upper floors in the village centre”
5.152 I propose no alterations to the policy text, but assume that if the Plan is taken forward to
referendum, the Proposals Map (Appendix 1), will be amended to clearly identify the boundary
of the “village centre”.

5.153 POLICY ANP27 - Avoid loss of residential accommodation in the village centre
POLICY ANP27
Residential accommodation in the village centre should be retained except:
 in cases of upper floor accommodation where an independent access does not exist
and cannot be provided; or
 in cases where there are insurmountable environmental factors, which mitigate
against or where an employment or retail use is proposed, providing that use would
enhance the vitality and viability of the village centre.
5.154 No Regulation 16 objections were received relating to this policy. In my opinion and applying the
same policy advice in the NPPF that I expressed in relation to Policy ANP25, I fail to see the
planning policy justification for seeking to retain residential use within the village centre as this
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is likely to distort market signals and work against the guidance in NPPF at paragraph 17, third
Core principle, which seeks to “proactively drive and support sustainable economic
development”….and responding “positively to wider opportunities for growth.” I also fail to
understand why “This policy wants to encourage a diverse range of uses in the village centre by
avoiding loss of residential uses”, as stated in the explanatory memorandum. No evidence is
offered how or why this might be achieved. A more flexible approach would be attained by not
imposing such a policy restriction. For these reasons, I recommend that the policy be deleted.
5.155 LEISURE AND COMMUNITY FACILITIES
5.156 POLICY ANP28 - Contributions from developers of new housing to fund additional education
facilities
POLICY ANP28
Developers will meet the requirements for new and additional education
facilities brought about by the need for increased provision, resulting from
their residential development. This can take the form of one or more of the
following:
 New development and facilities
 Refurbished, replacement, extended or enhanced facilities
 Commuted payments
 Provision of a site of an appropriate size for either a one form entry
school (1.09 ha of land) and/or a two form entry school (2ha of land)
 Financial contributions
5.157 The policy is broadly supported by O&H Properties, but they object to the definition of site sizes
within the policy as this would be determined through an assessment of existing capacity and
demand, and through master planning at the appropriate time, if a school site is deemed
necessary. A similar point is made by the Lazarus Group which claims that neither of the
housing allocations are of a size sufficient to warrant a new school. It appears however that the
sizes stated correctly relate to the site areas deemed appropriate by the education authority for
the provision of one and two form entry primary schools. As to the comment that the
allocations are not individually of a sufficient size to warrant the provision of a new school, this
would be a matter for the education authority to determine having regard to the wider need in
the area. It would be quite normal for example, for a developer to make formula based
contributions towards mitigating the proportionate impact (per anticipated pupil) towards the
cost of site assembly and construction of primary and secondary schools.
5.158 The explanatory memorandum is relatively weak in justifying the draft policy although I accept
that there will be a continuing evolution as to need having regard to changes in demography in
the locality and the level of provision.
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5.159 The Core Strategy is silent on the matter of developer contributions to assist the provision of
education facilities in the Borough as is the Doncaster Council Development Guidance and
Requirements: Supplementary Planning Document (July 2015). The relevant saved policies of
the UDP are Saved Policies IMR1 and IMR2. Saved Policy IMR2 sets out the purposes for which
the Borough Council may seek contributions by way of planning obligations. These include
community facilities which in turn include schools. The earlier Sites and Policies Development
Plan Document (DPD) was to form part of the LDF and included draft policies relating to
Education contributions, but I understand these will now be included in the Local Plan, following
the Council Members’ resolution on 25 September 2014 to withdraw the Sites and Policies DPD
from examination in the light of comments from the examiner.
5.160 In relation to need, I understand that last year, DMBC issued its “Interim Pupil Place Planning
Strategy Publication May 2016”. I understand that the Interim Pupil Place Planning Strategy is
under review and the full strategy will be published in the autumn. In the meantime, the
Interim Strategy sets out the main challenges that Doncaster is facing in meeting demand for
school places for children and young people of primary and secondary school age over the next
five years, as well as the key strategy and policies through which the Council will meet this need
with school places and will evaluate the pressures on school places in Doncaster and provide
rationale for School Organisation proposals to inform the commissioning of school places to
meet and help improve children’s educational outcomes in Doncaster. The Interim Pupil Place
Planning Strategy explains that the Local Plan will include an Infrastructure Delivery Plan which
will identify infrastructure required, including education facilities. I understand from the Interim
Pupil Place Planning Strategy that the Council is keeping its approach to the Community
Infrastructure Levy which can levy a charge against new development that may be used to fund
infrastructure, under review. However, I also note that it is likely that Community Infrastructure
Levy (CIL) funds will not meet the full infrastructure requirements of the borough bearing in
mind the range of facilities needed and the number of permissions already in existence that will
not be required to contribute CIL and 15% to 25% of the levy is to be made available to local
communities. In the meantime, education contributions are able to be negotiated subject to
need, but in accordance with the CIL Regulations, under which only 5 contributions can now be
pooled to one project, prior to any adoption of CIL.
5.161 The Interim Pupil Place Planning Strategy identifies that development proposed in Armthorpe
during the period 2017 to 2020 which will be provided using Basic Need Funding supplemented
by section 106 and Community Infrastructure Levy monies where this is affordable and
appropriate include:
 2017/18 Armthorpe Primaries £1million;
 2018/19 Armthorpe New Primary School £2.25million (part);
 2019/20 Armthorpe New Primary School £2.25million (part);
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5.162 The Interim Pupil Place Planning Strategy therefore identifies that there will be need for s106
education provision funding in the future but warns that the value of the contributions sought
from developers as part of the negotiation process may adversely affect the viability of the
development proposal.
5.163 In summary, contributions sought for education provision in s106 agreements by DMBC are
based on a formula approach set out in a document presented to DMBC’s Cabinet on 5th July
2013, entitled “Planning Obligations in Doncaster: Policy Re Contributions towards Education
Places”. I am advised that this document remains valid as an approach, although over the last
4 years the costs have risen. The costs of providing a school have since increased with for
example, a new 2 form entry school being in the region of £5m plus 2 hectares of land,
compared with the original document which referred to a cost of £3.5m. There is thus an
established need based assessment for education contributions in Armthorpe and an
established formula based approach to calculating appropriate contributions from residential
development proposals.
5.164 Having regard to the observations above, I recommend that Policy ANP28 be amended as
follows:
5.165 POLICY ANP28
Subject to the limits imposed by pooled contributions, developers will be expected to
meet the contributions as published from time to time by Doncaster MBC, reflecting the
appropriate costs of mitigating the impact of residential development having regard to
the pupil yield on a per pupil cost basis in respect of appropriate contributions towards
the provision of;
1) School buildings, having regard to the current DFE School Cost Multiplier, DFE
Location factor, including an uplift of 5% to cover furniture and equipment; and the
2) Serviced land cost for the provision of school buildings and associated playing fields
and related facilities of appropriate size.
These contributions shall be calculated and made on a per pupil basis having regard to
pupil yield and taking into account any surplus capacities within the catchment area.
These calculations shall be made for each planning application for residential
development, for both primary and secondary school provision within Armthorpe.
5.166 POLICY ANP29 - Armthorpe Miners’ Welfare
POLICY ANP29
The sites owned by the Trustees of Armthorpe Miners’ Welfare Scheme, as
identified coloured orange on the Proposals Map (Appendix 1), are to be
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protected for and allocated as open space and ancillary leisure and community
facilities.
Proposals for alternative uses (such as commercial/village centre uses) may
be supported for the site situate near to the former Markham Main Sports &
Social Club, where it can be demonstrated that such uses will contribute to
(a) the vitality and viability of the village centre (b) the long term maintenance
and enhancement of the existing open space/sports fields and (c) they are well
integrated into the commercial/village centre and where possible provides a
frontage to Church Street and/or improved connections to open space.
5.167 There were no Regulation 16 consultation responses to this policy. It is justified in the
explanatory memorandum and the proposed protection that should be derived from this policy
will assist in contributing to the sense of place and the local distinctiveness of Armthorpe. I
consider that for clarification, the site near to the former Markham Main Sports & Social Club
should be delineated edged red on the Proposals Map. I recommend that the policy be
amended as follows:
5.168 POLICY ANP29
The sites owned by the Trustees of Armthorpe Miners’ Welfare Scheme, as
identified coloured orange on the Proposals Map (Appendix 1), are to be
protected for and allocated as open space and ancillary leisure and community
facilities.
Proposals for alternative uses (such as commercial/village centre uses) may
be supported for the site situate near to the former Markham Main Sports &
Social Club, (edged red on the Proposals Map) where it can be demonstrated
that such uses will contribute to:
(a) the vitality and viability of the village centre;
(b) the long-term maintenance and enhancement of the existing open space/sports
fields; and
(c) they are well integrated into the commercial/village centre and where possible
provide a frontage to Church Street and/or improved connections to open space.

5.169 POLICY ANP30 - Briar Road Playing Field and Sports Centre
POLICY ANP30
Land at the Briar Road Playing Field is allocated for a Sports Centre. The
remaining land not taken up by the development of the Sports Centre will be
retained as playing fields.
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5.170 The explanatory memorandum advises the Parish Council is seeking to develop a Sports Centre
for the residents of Armthorpe on this land. This objective would fit well with paragraph 70 of
the NPPF which encourages authorities and by extension, neighbourhood plan qualifying bodies
to plan positively for the provision and use of community facilities, to enhance the sustainability
of communities and the residential environment.
5.171 It also accords with the NPPF Paragraph 74 on the basis that the new Sports Centre will offer
qualitative improvements that will outweigh the loss of the existing open space, sports facilities
and sports fields.
5.172 No Regulation 16 responses were received in relation to this policy.
5.173 I propose no alterations to this policy.

5.174 NATURAL AND BUILT ENVIRONMENT, SUSTAINABILITY AND ENVIRONMENTAL PROTECTION
5.175 POLICY ANP31 - Protect existing open spaces
POLICY ANP31
Open spaces in the Parish will be protected and retained. Any infrastructure
proposals within these open spaces will only be supported where they:
(a) benefit the local community by resulting in no net loss of green open
space;
(b) benefit the site by retaining and enhancing the recreational or visual
amenity value of the site; and
(c) benefit the area by providing for new, or improvements to existing ancillary
open space facilities.
5.176 No Regulation 16 responses were received in relation to this policy.
5.177 The NPPF explains at paragraph 76 that local communities through local and neighbourhood
plans should be able to identify for special protection green areas of particular importance to
them. This would be achieved through the identification of and designating land as Local Green
Space. The ANDP does not however promote land to be designated as Local Green Space which
if endorsed would rule out new development other than in very special circumstances.
5.178 Whilst accepting that Qualifying Bodies may seek other forms of open space land use protection
other than Local Green Space, the advice to qualifying bodies relating to open space
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considerations in preparing neighbourhood plans in “Neighbourhood Planning Local Green
Spaces”, 2017, published by Locality, is that;

“Designations and policies should be based on a robust evidence base and community and
stakeholder engagement. The evidence base could include an audit of green infrastructure
in an area, where existing evidence is insufficient”.
5.179 At Armthorpe, the approach advanced in the explanatory memorandum of the ANDP is that
assessment will be required at the time an application is made rather than undertaking an
assessment to help inform and assist in the formulation of policy guidance rather than the
approach recommended by Locality above.
5.180 It is generally acknowledged that green spaces provide a range of social, economic and
environmental benefits. The explanatory memorandum to this policy recognises that “not all
green space is of value to the local community” and advises that “an assessment will be required
to identify whether the site is suitable for a different type of green space use in the first instance
or a beneficial local community use in the second instance”. However, the tenor of the policy is
that all open spaces will be protected and retained and this view is confirmed by the explanatory
memorandum states “The Parish Council will resist any development proposals resulting in the
permanent loss of open space.”
5.181 At the Borough level, planning policy relating to open space and its protection is provided in
Doncaster Council’s Development Guidance and Requirements: Supplementary Planning
Document (July 2015). The guidance provided in Chapter 7, Open Space and Standards and
Requirements cross refers to the UDP and the most up to date Green Space Audit. I note saved
UDP Policy RL1 protects open spaces identified on the Proposals Map and Policy RL2 protects
the open spaces identified in the Green Space Audit, of which in the last audit in 2013, identified
over 1,000 locations. This appears to be a rich resource of information, the audit1 itself, being
prepared in 2013 with an associated GIS, borough wide map. The audit provides the approach
and evidence which would assist in justifying Policy ANP31, as recently recommended by
Locality and referred to above, but which is currently absent in this neighbourhood plan. The
audit identifies communities which are severely deficient in this category of green space.
Armthorpe is deficient by over 9 hectares and in respect of open space the deficiency is 12 ha.
As to allotments Armthorpe is deficient by over one hectare. Indeed, Armthorpe is deficient in
all types of green space apart from woodlands and nature conservation areas. Against this
background, I consider that there is sufficient evidence to warrant the protection sought in this
ANDP policy, although this is not yet articulated in the explanatory memorandum. I recommend
1

Doncaster Local Development Framework Green Space Audit (Part One A), Assessment of Provision by
Community Profile Area - Evidence Base -July 2013, DMBC
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that this should be revised to include relevant evidence contained in the sources referred to in
this section of the examination report in order that Policy 31 is supported by an appropriate
evidence based justification.
5.182 In the light of the observations in this section, and subject to the explanatory memorandum
being revised as recommended, Policy 31 is acceptable without amendment.

5.183 POLICY ANP32 - Provide public open space on housing and windfall sites
5.184 POLICY ANP32
Developers must provide publicly accessible open space in the locations
required in the site-specific policies on housing allocations and windfall sites.
This open space must connect to other open spaces and provide links to new
and existing pedestrian/cycle routes having regard to the safety and security
of users.
5.185 In the light of the existing open space deficiency identified within Armthorpe in the Green Space
Audit, 2013, the provision of adequate open spaces in the planning and implementation of
housing development on windfall and allocated housing sites would appear to be an important
development management consideration. Yet no consultation replies were received in relation
to this policy as a consequence of the Regulation 16 consultation.
5.186 Due to the scale of the allocated sites in relation to the planned housing supply, it should be
feasible to provide an interconnected network of publicly accessible open space as envisaged by
this policy when designing masterplans for the allocated sites. This may not always be feasible
when considering windfall sites. These may arise from time to time within the existing
settlement area, many of which are likely to be small scale. In such cases, proportionate
contributions towards off-site provision made by way of a s106 agreement may be an
appropriate form of mitigation.
5.187 I therefore recommend that some flexibility should be introduced within the policy to facilitate
compensatory provision for publicly accessible open space where this is precluded on windfall
sites. Accordingly, I recommend the following alteration to the policy which also include
reference to the Development Guidance and Requirements: Supplementary Planning Document
(July 2015).

POLICY ANP32
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Developers must provide publicly accessible open space in accordance with the sitespecific policies on housing allocations and windfall sites having regard to the advice
contained in the Open Space Standards and Requirements of the Development Guidance
and Requirements: Supplementary Planning Document (July 2015), and Saved UDP Policy
RL4.
Where feasible, open space should connect to other open spaces and provide links to new
and existing pedestrian/cycle routes having regard to the safety and security of users.
Where the provision of adequate publicly accessible open space is not feasible,
compensatory contributions for off-site provision will be sought in mitigation through a
s106 agreement.

5.188 POLICY ANP33 - Improve parks and open spaces
5.189 POLICY ANP33
Existing parks and open spaces in the parish are to be improved and enhanced
as opportunities arise.
5.190 Again, no consultation replies were received in relation to this aspirational policy during the
Regulation 16 consultation.
5.191 The policy reflects the guidance in paragraphs 70 and 73 of the NPPF which recognise the need
to plan positively for the provision of recreational facilities and acknowledge the contribution
towards health and well-being that can be derived from parks and open spaces. I consider the
policy to be acceptable.

5.192 POLICY ANP34 - Sustainable urban drainage
5.193 POLICY ANP34
Proposals for sustainable urban drainage are to be incorporated into new
development and considered as part of the overall proposals for drainage.
5.194 This policy accords with DMBC’s guidance contained within Development and Flood Risk
Supplementary Planning Document, October 2010 which advises that Sustainable Drainage
Systems (SuDS) should always be considered before designing traditional drainage techniques. I
note that further helpful guidance on SuDS is provided in South Yorkshire Interim Local
Guidance for Sustainable Drainage Systems, June 2015 and the related Guidance for Developers
producing Drainage Strategies. The latter document, Appendix A (Version 1.4) explains that
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although the South Yorkshire Interim Local Guidance for SuDS is the minimum recommended
standard to ensure a satisfactory scheme is constructed, there will be differences between the
requirements of each individual South Yorkshire Local Authority. This further advice provides
information and guidance to developers when submitting a Planning Application in Doncaster in
relation to SuDS.
5.195 Again, I consider the policy to be acceptable.

5.196 POLICY ANP35 - Incorporate and define Green Wedges to the north and south of Armthorpe
Village
5.197 POLICY ANP35
Armthorpe’s green infrastructure network will be protected, maintained,
enhanced and where possible extended and Green Wedges to the north and
south of the village as defined and more particularly delineated on the
Proposals Maps (Appendices 1 and 4 attached), which are based on the
principles set out below - Policy CS17 of the LDF Core Strategy refers.
No development shall be permitted within the Green Wedge except as may
be allowed by the LDF Core Strategy.

5.198 The matter of Green Wedges has already been considered in relation to Policies ANP10 and
ANP11 in this examination report. As previously indicated, the Development Guidance and
Requirements: Supplementary Planning Document (July 2015), (the SPD) provides further
guidance as to the extent of the Green Wedges in proximity to Armthorpe in Figure 1 and Table
2. The recommended amended Green Wedge in the ANDP to the north of Armthorpe is now
limited to the buffer land to the south of the A630 and to the north of the proposed residential
development at Site 2, (Policy ANP11).
5.199 The Green Wedge designation in SPD excludes the Green Wedge from land within the Parish of
Armthorpe to the south of the settlement. Again, as I understand matters this is due to the
expectation that the neighbourhood plan would include the boundaries for Green Wedges
within Armthorpe Parish, as set out in the withdrawn Sites & Policies DPD 2013. The evidence
for this was provided at the time in the explanatory text box from the Sites and Polices Proposals
Map, shown below:
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and; by the extract from the Proposals Map below, showing no allocations and designations
within the parish of Armthorpe.

5.200 The boundary of the proposed southern extent of the Green Wedge in the SPD follows the
western and south-western Parish boundary. This Green Wedge comprises part of the
Armthorpe, Bessacarr / Cantley wedge, designed to prevent coalesce of these settlements. This
Green Wedge (Reference 4 in the SPD) is described as covering “… large areas of woodland and
open space (e.g. Cantley Park, Doncaster Racecourse and Sandall Beat Wood), providing a
valuable green lung into the main urban area from the east”.
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5.201 Objection to the scale of this Green Wedge within Armthorpe as proposed in the ANDP has been
raised by Mr I Griffin on behalf of MLA on behalf of Mr P Lodge on the basis that the extent of
the distance between the boundaries of Old Cantley and Armthorpe at a mile, is twice the
separation between Edenthorpe and Armthorpe. Policy CS17 envisages that the Green Wedge
boundaries may be considered at the neighbourhood level. Therefore, it appears reasonable
that the Parish Council should be entitled to use its discretion in defining the extent of the Green
Wedge, provided that this is consistent with other adopted policies in the Development Plan.
That said, I am mindful of the very high degree of protection from development already afforded
to the countryside surrounding Armthorpe through Policy CS3 of the Core Strategy to the extent
that it is somewhat unclear how the Green Wedge policy will provide yet further protection
given the arguably contradictory functions that the Green Wedges are intended to perform. I
note for example that Green Wedges in themselves may include development, but that an
intention is that they, “will be expected to provide extensive, continuous buffers of high quality
landscaping to preserve the openness of the countryside and the physical identity of these
settlements. Where development would otherwise result in coalescence or remove a strategic
gap between settlements, a significant proportion of the site should remain open and
undeveloped. This space should be strategically placed to ensure sufficient physical separation
distance between settlements and it should form a continuous green corridor or buffer zone”.
Where development, is envisaged adjacent to a Green Wedge and where land for development
is connected through ownership to a Green Wedge, for example associated with the extension
of Green Wedge 3 to the north of Armthorpe, the means to meet the cost of providing
“extensive, continuous buffers of high quality landscaping” is likely to exist to ensure delivery of
the Green Wedge benefits. By contrast, for example in relation to the Green Wedge buffer to
the south of Armthorpe, where no significant development is allocated in the ANDP, it is not
clear how Green Wedges would be funded and delivered to provide the quality and extent of
landscaping that is envisaged. The final paragraph of section 5.3 of the SPD appears to make
that connection where the text states that:
“Where development proposals fall within or adjoin a green wedge, applicants will be
expected to illustrate how their proposals would contribute towards the open character
of the green wedge and enhance the amenity value of the landscape/countryside.
Applicants will also be expected to provide high quality boundary and frontage landscape
treatment to provide an attractive edge to development and minimise its visual impact
on the integrity of the green wedge. Where possible, landscape buffer zones should
incorporate accessible greenspace (including existing areas of amenity and conservation
value), public footpaths and mature trees to create an attractive edge to development.
Where development proposals fall within or adjoin a green wedge, applicants will be
expected to illustrate how their proposals would contribute towards the open character
of the green wedge and enhance the amenity value of the landscape/countryside.
Applicants will also be expected to provide high quality boundary and frontage landscape
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treatment to provide an attractive edge to development and minimise its visual impact
on the integrity of the green wedge. Where possible, landscape buffer zones should
incorporate accessible greenspace (including existing areas of amenity and conservation
value), public footpaths and mature trees to create an attractive edge to development.”
5.202 Section 5.4 of the SPD considers how green infrastructure will be implemented and delivered.
This is said to be through major planning applications (e.g. sites of more than 15 dwellings)
which amongst other benefits, should provide details of how green infrastructure provision will
link into the wider network, including green wedges and green infrastructure corridors as well as
details of future maintenance, management and finance. However, to the south of the
settlement boundary at Armthorpe, there are no site allocations that might cross subsidise the
delivery of the extent and quality of the landscape improvements that are envisaged for Green
Wedge 4.
5.203 Thus, Green Wedge longer-term stewardship and management costs and responsibilities need
to be considered in preparing Policy ANP 35. This does not appear to have been adequately
reviewed in the preparation of the ANDP. These costs would normally be the responsibility of
the landowners. Long term maintenance might be arranged via adoption either by the Local
Authority or a third party but this inevitably would be subject to the provision of appropriate
maintenance funding from a developer. The Community Infrastructure Levy might provide such
a means although I note that Doncaster has not prepared a charging schedule and I accept that
not all authorities will wish to introduce CIL. It appears that in preparing “The Doncaster Green
Infrastructure Strategy 2014 – 2028, the Consultation Summary Report – February 2014
examined the funding of various forms of green infrastructure, although green wedges did not
explicitly feature in this consultation report.
5.204 Despite my misgivings about the potential for the delivery of the Green Wedge to the South of
Armthorpe, I do however note that the draft policy is aspirational and I therefore recommend
that this may be retained as envisaged by core strategy policy, but subject to amendment.
However, it should be recognised that the prospect of delivering the Green Wedge to the south
of Armthorpe in the light of the effect of the countryside protection policies in the core strategy
will mean that the opportunities and prospects for development to fund and deliver Green
Wedge improvements will inevitably be slim.
5.205 I therefore recommend that the policy be amended as follows:
5.206 POLICY ANP35 - Incorporate and define Green Wedges to the north and south of Armthorpe
Village
5.207 POLICY ANP35
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Armthorpe’s green infrastructure network will be protected, maintained and where
possible enhanced, including Green Wedges, to the north and south of the village as
delineated on the Proposals Maps (Appendices 1 and 4).

5.208 POLICY ANP36 - Visual connections with the countryside
5.209 POLICY ANP36
Development on the edge of Armthorpe should maintain and where possible
make allowances for the visual openness and connections with and to the
surrounding countryside. The visual impact of new development on views
from the countryside must be minimised.
5.210 The Lazarus Group made Regulation 16 representations concerning this policy to the effect that
it was unnecessary as policy issues concerning visual openness are made elsewhere concerning
the impact of new development on views from the countryside. Whilst the visual impact of new
development is a matter considered in relation to development on the northern margin of the
settlement in Policies ANP10 and ANP11, other development on or close to the settlement
boundary may be promoted over the life of the Plan and this policy would be justified in seeking
to the visual impact of such new development, particularly given the general flat landscape
quality close to Armthorpe.
5.211 Advice in the NPPF at paragraph 58 encourages neighbourhood plans to develop robust and
comprehensive policies that set out the quality of development that will be expected for the
area, including the design of environments that are visually attractive as a result of good
architecture and appropriate landscaping.
5.212 The Development Guidance and Requirements: Supplementary Planning Document (July 2015).
Advises that where larger buildings are being proposed the Council may request that applicants
undertake a landscape and visual impact assessment to inform the design process and support
subsequent planning submissions. The guidance further advises that this may include the
preparation of photo-montages and visualisations from certain viewpoints to assess the
implications of the proposals. A similar approach could be of assistance in assessing the visual
impact of development close to the settlement boundary at Armthorpe for larger scale
development.
5.213 I consider that Policy ANP36 is acceptable without modification.
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6.0

Summary

6.1

In accordance with Schedule 4B to the Town and Country Planning Act 1990, paragraph 10(6),
b), I set out the summary of my findings below.

6.2

I am satisfied that Armthorpe Parish Council is a qualifying body entitled to submit a
Neighbourhood Plan for the designated area and that this area is appropriate to be
designated as a neighbourhood area. It was formally designated by Doncaster Borough
Council on 2nd November 2012.

6.3

I am also satisfied that the Armthorpe Neighbourhood Development Plan does not relate to
more than one neighbourhood area and that there is no other NDP in place within this
neighbourhood area.

6.4

The Plan has been examined against national and adopted planning policy of Doncaster
Metropolitan Borough Council. I am aware that Doncaster MBC is preparing a Local Plan. The
emerging Doncaster Local Plan is expected in time to replace the adopted Unitary
Development Plan and Local Development Framework with adoption anticipated for Summer
2018.

6.5

The Plan and its policies have been subject to Strategic Environmental Assessment as to how
reasonable alternatives were assessed. The findings of the Sustainability Appraisal and
Addendum Report were supportive of the Plan as a whole and give confidence that the Plan, if
made should make a positive contribution to sustainable development in the Plan area.

6.6

The Basic Conditions Statement confirms that the ANDP does not include any policies relating
to excluded development, such as minerals or nationally significant infrastructure projects, as
defined s61K of the Town & Country Planning Act 1990 (as amended).

6.7

EU OBLIGATIONS

6.8

Habitat Regulations Assessment

6.9

The Basic Conditions Statement also explains that the ANDP will have no effect on a European
site (as defined in the Conservation of Habitats and Species Regulations 2012) or a European
offshore marine site (as defined in the Offshore Marine Conservation (Natural Habitats, & c.)
Regulations 2007, either alone or in combination with other plans or projects.

6.10

Habitat Regulations Assessment for the Council’s Core Strategy 2011 -2026 Submission
Version (July 2011). This report considered the potential impact on European Sites, of the
amount, type

Edge Planning & Development LLP

38 Northchurch Road

London N1 4EJ

020 7684 0821

66

Armthorpe Neighbourhood Development Plan – Examination Report

and broad location of development that is proposed for Doncaster between 2011 and 2026,
drawing on the findings of Habitat Regulations Assessment work carried out on earlier drafts
of the Core Strategy and input received through consultation. The European sites considered
were Thorne Moors, Hatfield Moors, Lower Derwent Valley and Humber Estuary. None of the
policies were identified as having a negative impact on any European Site. As the ANDP is
intended to be in conformity with the Core Strategy it is reasonable to infer that a separate
HRA was not considered necessary in relation to the ANDP policies.
6.11

As to public consultation, the process and management of the community consultation has
been satisfactory and I am confident that the Consultation Statement outlining the terms of
reference and actions of Armthorpe Parish Council, the supporting evidence from the
workshops, consultation correspondence and feedback leading to the formulation of draft
policies and subsequent pre-submission and submission plan consultation on the Plan policies
adequately fulfils Section 15 (2) of Part 5 of the Neighbourhood Planning Regulations 2012.

6.12

Compatibility with human rights requirements

6.13

The Basic Conditions Statement confirms that the Plan has regard to the fundamental rights
and freedoms guaranteed under the European Convention on Human Rights. It also complies
with the Human Rights Act 1998.

6.14

Notwithstanding the comment made that the EU Human Rights Directive does not apply to
the ANDP, I am satisfied that the Plan is compatible with EU obligations and will contribute to
achieving sustainable development within the Parish Council’s administrative area.

6.15

I am satisfied that subject to the recommended policy revisions being accepted, that the draft
ANDP has given adequate regard to the policies in the National Planning Policy Framework
(NPPF) and other relevant national planning guidance and would be in conformity with the
strategic policies of the adopted policies of the adopted Core Strategy and Saved Policies of
the Doncaster MBC’s adopted UDP and related adopted Supplementary Planning Guidance.

6.16

If these recommended changes are accepted, I believe that the Plan will make a positive
contribution to sustainable development, promoting economic growth, supporting social
wellbeing, whilst conserving the natural and historic environment within the designated area.

7.0

Recommendations
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7.1

Modifications to meet the basic conditions

7.2

For the reasons set out above and subject to all the modifications indicated in the preceding
sections of this examination report being accepted, I consider that the Plan would meet the
basic conditions in terms of:
 having appropriate regard to national planning policy:
 contributing to the achievement of sustainable development;
 being in general conformity with the strategic policies in the development plans for the
local area;
 being compatible with human rights requirements; and
 being compatible with European Union obligations.

7.3

I therefore recommend that in accordance with Schedule 4B to the Town and Country Planning
Act 1990, paragraph 10 (2), b) that the modifications specified in this report are made to the
Armthorpe Neighbourhood Development Plan and that the draft Plan as modified is submitted
to a referendum.

7.4

Referendum Area

7.5

It is the independent examiner’s role to consider the referendum area appropriate in the event
that the Qualifying Body wishes to proceed to the referendum stage.

7.6

In the event that the Parish Council wishes to proceed to the referendum stage with this Plan, I
consider that the referendum area should extend to the entire Parish Council area and being the
designated Plan Area, as confirmed on 2nd November 2012.

8.0

Conclusions

8.1

I conclude that, subject to the recommendations in this report being accepted, the Plan would
meet the basic conditions as defined in the Localism Act 2011, Schedule 10 and Schedule 4B, 8
(2) of the Town and Country Planning Act 1990.

8.2

In accordance with the Town and Country Planning Act 1990, Schedule 4B 10 (2) (b), I
recommend that the modifications specified in this report are made to the draft Neighbourhood
Plan and if accepted, the Armthorpe Neighbourhood Development Plan is submitted to a
referendum.
Jeremy Edge BSc FRICS MRTPI
30th August 2017
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