Building Link Design
15 Thorhe Road
Doncaster

DN1 2HG

The Council has signed up to & Government backed initiative, this being the Planning Quality Framework.
This framework requires the Local Planning Authority to make a commitment to ensure we are delivering a
quality, value for money service and ensuring that we are delivering what our customers want.

The Council witl contact our Planning customers asking your opinion about our service. To find out more
information and how to opt out of future surveys please log on to

hitps://www.doncaster.qov. uk/services/planning/planning-performance-and-customer-feedback

Please nole that the full version of this document cannot be viewed on all devices.
If this document does not include the City of Doncaster Council crest and an electronic signature please
contact tsi@cloncaster.gov.uk

Applicants are requested to remove any site notices related to this application from
outside the property to which the application relates.

26/00787/FUL

THE DEVELOPMENT HEREBY GRANTED SHALL BE CARRIED OUT IN ACCORDANCE WITH THESE
CONDITIONS AND THE DETAILS SHOWN ON THE APPROVED PLANS. THIS PERMISSION MAY
INCLUDE CONDITIONS WHICH ARE REQUIRED TO BE DISCHARGED PRIOR TO THE
COMMENCEMENT OF DEVELOPMENT. YOU ARE REMINDED THAT THE COUNCIL HAS THE
STATUTORY AUTHORITY TO TAKE ANY NECESSARY ACTIONS TO ENSURE COMPLIANCE WITH
THE TERMS OF THIS DECISION. PLEASE VISIT THE FOLLOWING WEBPAGE “POST DECISION
GUIDANCE NOTES” AT Post decision guidance notes - City of Doncaster Council TO VIEW
GUIDANCE NOTES TO SUPPORT THE DECISION NOTICE. YOU WILL NEED TO CONTACT BUILDING
CONTROL TO DISCUSS THIS PROJECT — PLEASE TELEPHONE 01302 734848
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TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED)

PLANNING PERMISSION GRANTED

Application  26/00787/FUL

Proposal  Proposed play park on existing dilapidated recreational ground to the
rear of Armthorpe Community Centre

Location Community Centre Church Street Armthorpe Doncaster
Dated 24th September 2026

City of Doncaster Council acting as the Local Planning Authority, has considered your
application described above and has decided to GRANT PERMISSION subject to the
following CONDITIONS/DIRECTIVES as set out below. Your further attention is drawn to
any informatives attached thereafter.

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

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

Design

CONDITIONS

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

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

y—4

Scoftt Cardwell
Service Director for Development & Traded Services

City of Doncaster Council, Civic Office, Waterdale, Doncaster, DN1 3BU
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The development hereby permitted shall be carried out in complete accordance with
the details shown on the amended plans referenced and dated as follows:

Proposed Elevations - 4237-03B received 23.09.2026

Proposed Plan - 4237-02G received 23.09.2026

JAKOUSTIC® REFLECTIVE specification received 24.07.2026

Sales and Installation Drawing, Jakoustic Fencing System - 2m high. Ref:
J7/010143 received 24.07.2026

REASON

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

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

REASON

To secure the satisfactory development of the site in terms of human health and the
wider environment, in accordance with the National Planning Policy Framework and
Doncaster's Local Plan Policy 54 & 55.

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

REASON

To secure the satisfactory development of the site in terms of human health and the
wider environment, in accordance with the National Planning Policy Framework and
Doncaster's Local Plan Policy 54 & 55.

No development shall take place on the-site until a detailed soft landscape scheme
has been submitted to and approved in writing by the Local Planning Authority. The
scheme shall include a soft landscape plan, a schedule providing plant and tree

y 4
Scott Cardwell
Service Director for Development & Traded Services

City of Doncaster Council, Civic Office, Waterdale, Doncaster, DN1 3BU
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numbers and details of the species, nursery stock specification in accordance with
British Standard 3936-1:1992 Nursery Stock and planting distances of trees and
shrubs, and British Standard 8545:2014 Trees: from nursery to independence in the
landscape; a specification of planting and staking/guying; a timescale of
implementation and details of aftercare for a minimum of 5 years following practical
completion of the landscape works. Thereafter the landscape scheme shall be
implemented in full accordance with the approved details and the Local Planning
Authority notified in writing within 7 working days to approve practical completion of
the planting. Any part of the scheme which fails to achieve independence in the
landscape or is damaged or removed within five years of planting shall be replaced
during the next available planting season in full accordance with the approved
scheme unless the local planning authority gives its written approval to any
variation.

REASON

In the interests of environmental quality and in accordance with Policy 48 of the
Local Plan.

Prior to the commencement of construction activities a Construction Environmental
Management Plan shall be submitted to the LPA for approval, and the implemented
in accordance with the approved details. The Construction Environmental
Management Plan shall draw upon measures and prescriptions set out in the
document Armthorpe Play Area, Ecological Appraisal and Biodiversity Net Gain
Assessment, Armstrong Ecology Ltd. March 2026 and include

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

0 A method statement for the protection of reptiles and other terrestrial fauna
that may be encountered on site.

REASON:

To ensure the ecological interests of the site are maintained in accordance with
Local Plan policy 29

Within one month of the commencement of development, a lighting design plan for
light-sensitive biodiversity will be submitted to and approved in writing by the Local
Planning Authority. The plan shall:

0 Provide details of all external lighting to be installed on the site.

0 Be informed by the latest version of the Institute of Lighting Professionals
and Bat Conservation Trust Guidance on Bats and Atrtificial Lighting in the UK,

Scott Cardwell
Service Director for Development & Traded Services

City of Doncaster Council, Civic Office, Waterdale, Doncaster, DN1 3BU
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o} Specify the use of lighting as informed by Section 5.8 and Appendix 3 of the
document Armthorpe Play Area, Ecological Appraisal and Biodiversity Net Gain
Assessment, Armstrong Ecology Ltd. March 2026. No external lighting shall be
installed on the site except in accordance with the approved plan.

The plan must be implemented in full prior to the first use of the approved
development.

REASON
To ensure the ecological interests of the site are maintained in accordance with
Local Plan policy 29.

The development hereby permitted shall not be brought into use until details of
secure, enclosed cycle storage facilities have been submitted to and approved in
writing by the local ptanning authority. These facilities shall be fully implemented
and made available for use within 3 months of the development being brought into
use and shall thereafter be retained for use at all times in accordance with those
approved details.

REASON

To ensure that satisfactory facilities for the storage of cycles are provided and to
encourage travel by means other than private motor vehicles and to comply with
policy 13 of the Doncaster Local Plan.

Notwithstanding the submitted details, no connection shall be made to the receiving
drainage system until written evidence has been submitted to and approved in
writing by the Local Planning Authority demonstrating that all necessary
permissions, easements, discharge consents and agreements have been obtained
from the relevant landowner(s), drainage asset owner(s), drainage authority and/or
sewerage undertaker for the installation, connection, operation and future
maintenance of the drainage system.

REASON

To ensure a suitable and delivérable point of discharge exists for the lifetime of the
development.

No building or play structure hereby permitted shall be occupied/used until the
sustainable drainage scheme for the site has been completed in accordance with
the submitted details. The sustainable drainage scheme shall be designed,

Service Director for Development & Traded Services

City of Doncaster Council, Civic Office, Waterdale, Doncaster, DN1 3BU
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managed and maintained in accordance with the non-statutory technical standards
and local standards.

REASON

To comply with current planning legislation - National Planning Policy Framework

11.  Prior to the first use/occupation of the development hereby approved, details of the
drainage management and maintenance plan shall be submitted to and approved in
writing by the Local Planning Authority. The drainage system for foul and surface
water drainage shall be retained, managed, and maintained for ihe lifetime of the
development in accordance with the approved drainage management and
maintenance plan.

REASON:
To ensure the drainage apparatus of the site is adequately maintained for the
lifetime of the development.

12.  The approved 2 metre high acoustic barrier fencing, as shown on the approved
plans and specifications, shall be fully installed prior to the first use of the play area
hereby permitted. The fencing shall thereafter be retained, maintained and kept in
good repair for the lifetime of the development.

REASON

To safeguard the amenity of nearby residential occupiers from noise impacts arising
from the use of the play area, in accordance with the National Planning Policy
Framework and Policy 46 of the Doncaster Local Plan (2021).

INFORMATIVES

Lwhfch mean that the biodive Krsn‘y gam condition :_do s_not always apply ; hes 1 b
found here: Mandatory: B:odrvers.-tv Net Gain. When baseline. brod;vers;ty net gam i
'mformatron was agreed as part of a planning application the subsequent perm;ss;on s

Scott Cardwell
Service Director for Development & Traded Services

City of Doncaster Council, Civic Office, Waterdale, Doncaster, DN1 3BU
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icons:dered to be one which will require the submission to and approval ofa blod:versrty |
gain plan by City of Doncaster Council before development commences. - . - i

Cadent Gias own and operate the gas infrastructure within the area of your development. Contact the Plant
Protection Team for approval before carrying out any works on site and ensuring. reqguirements are adhered
to. Email plantprotection@cadentgas.com. Alternatively you can register on
www.beforeyoudig.cadentgas.com This service is free of charge.

Scott Cardwell
Service Director for Development & Traded Services

City of Doncaster Council, Civic Office, Waterdale, Doncaster, DN1 3BU
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24-26 Mill Street, Armthorpe, Doncaster : Change of Use from Use Class E to Sui Generis {Betting Office), External Alteraticns and
Advertisement Consent
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Introduction

This Planning Statement has been prepared by Lichfields on behalf of BoyleSports (UK} Lid
to accompany a planning application for change of use to Sui Generis (Betting Office) at 24-
26 Mill Street, Armthorpe, Doncaster, DN3 3DL (“the site”).

External alterations to the site are proposed to enable the unit to be used as a licensed
betting office. The application also seeks Advertisement Consent. The description of
development is as follows:

“Change of Use of 24-26 Mill Street, Armthorpe, Doncaster from Use Class E fo Sui
Generis (Betting Office), external alterations and advertisement consent”

This Statement should be read alongside the following documents, which have also been
prepared to accompany the planning application submission:

1 Covering Letter;

2 Completed application form, including certificates;

Site Location Plan (ref. 3553-003 rev A);

Block Plan (ref. 3553-001rev A);

Aerial Block Plan (ref. 3553-002 rev A);

Ground Floor Plan (ref. 3553-500 rev A);

Elevations and dish positions (ref. 3553-502 rev A); and

o N o s W

Existing and proposed shopfront elevation and signage details (ref. 3553-501 rev A).

BNG De Minimis

Biodiversity Net Gain (BNG) is now mandatory under Schedule 7A of the Town and
Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021). The
proposed development is exempt from delivering BNG as it is below the de minimis
threshold.

The proposed development would not impact any onsite priority habitat and impacts less
than 25sqm of an onsite habitat that has a biodiversity value greater than zero and less than
5m length of onsite linear habitat. Therefore, the development qualifies for the de minimis
exemption for mandatory BNG in line with regulation 4 of the Biodiversity Gain
Requirements (Exemptions) Regulations 2024.

Statement Structure

The statement is structured as follows:

Section 2 provides an overview of the applicant and describes the application site and
surroundings;

. Section 3 provides a description of the proposed development;

. Section 4 summarises relevant national and local planning policy;

Pgl



24-26 Mili Street, Armthorpe, Doncaster : Change of Use from Use Class E to Sul Generls (Betting Office), External Alterations and
Advertisement Consent

. Section 5 assesses the proposed development against the development plan; and

. Section 6 summarises and presents conclusions.

Pg2
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Site Description and Background

The Applicant

Boylesports (UK) Limited provides gambling and betting services and offers a wide range of
betting opportunities in horse racing, football, tennis, golf, rughy, cricket, basketball and
numbers betting. Boylesports serves customers worldwide.

Founded in 1989 by John Boyle, the business has grown to over 400 shops in Ireland and
the UK, offering telephone, mobile and online betting and gaming services in Ireland, the
UK and a range of international markets.

More recently, the business purchased a group of 13 shops in the Birmingham area in 2019,
which saw the start of their expansion in the UK. Geographic coverage has widened in
recent years with additional locations carefully chosen to open additional shops, with the
current UK estate size over 80 shops. The business seeks to continue this expansion within
selected locations. ‘

The Site

The site is located along Mill Sireet and is in the administrative boundary of the City of
Doncaster Council.

The site is located within the designated Armthorpe District Centre boundary. The site
comprises two ground floor retail units, which are already connected. Both units are
currently vacant, having previously been occupied by Doncaster Discount Store (Use Class
E).

The units are part of an established shopping parade within the town centre, with the
majority of units at ground floor level having modern signage, with rear and the upper
floors being in residential use. Shared car parking for the units is available in front of the
store.

The site is not within a Conservation Area and there are no listed buildings within close
proximity to the site. The site is entirely located within Flood Zone 1, which is identified as
the lowest risk of flooding and no areas of the site are at risk of surface water flooding,

The site is bound to:
the north by a hot food takeaway “Red Relish Fresh Burgers”;

» tothe east by a private road, beyond which are residential properties;
to the south by an existing betting office “William Hill”; and

+  to the west by the shared parking of the shopping parade, beyond which is Mill Street
and residential properties.

The wider shopping parade has a mixture of units, including both Use Class E retailers, in
addition to restaurants and takeaways. Including the above ‘William Hill’, there are two
existing betting offices within the parade,

Pg3
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The site itself is highly accessible by public transport with bus stops on Mill Street
approximately 100m north of the site providing services to Doncaster Interchange. Shared
car parking, including EV, is also provided in front of the shopping parade.

Planning History

Based on a review of the Council’s online planning register, the only planning application
relevant to the site relates to the proposed “installation of roller shutters to the front
elevation and steel security gates to rear doors of shops”. This application (05/01285/P)
was approved in May 2005 and the plans submitted with the application indicate that no.24
was at the time in use as a dry cleaners (Sui Generis). This permission has been
implemented. We are further able to ascertain from Googe Street View that no.24 (part of
the application site) was used as a Dry Cleaner up until at least 2021, meaning that the use
of no.24 as a Dry Cleaner (Sui Generis) was established and immune from enforcement
action.

No.26 appears to have been used intermittently as a traditional shop over the course of the
course of the last 25 years (Use Class E).

Most recently, both units (the application site) have been used as a Discount Store (Use
Class E). Whilst this use has now ceased, we note that there are no permitted development
rights from Sui Generis to Use Class E, meaning that the established use of unit 24 remains
a Dry Cleaner (Sui Generis).

This application is therefore seeking planning permission for the site’s change of use from
Use Class E/dry cleaner {Sui Generis) to a betting office (Sui Generis).

Pg4
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Proposed Development

The application seeks planning permission for the change of use of 24-26 Mill Street from
Use Class E/Dry Cleaner (Sui Generis) to Sui Generis to enable the premises to be used as a
licenced betting office.

Permission is also sought for the following external alterations:

. Installation of three wall mounted AC units to be fixed to the rear external wall
elevation {details shown on plan ref. 3553-501 rev A and 3553-502 rev A); and

Installation of two sate]lite dishes and one no. starlink dish positioned on the rear
external wall elevations (details shown on plan ref. 35553-501 rev A and 3553-502 rev
A). '

The existing shopfront is to be retained, thoroughly cleaned, and repaired as required. All
damaged or weathered elements will be locally patched, resealed, and redecorated to blue.
Any missing or defective components, including seals, gaskets, and trims, will be reinstated
on a like-for-like basis. All new signage and display installations will match the existing
design in scale, ensuring full visual consistency with the host building and adjacent retail
frontages. No alterations to the architectural rhythm or appearance of the fagade are
proposed.

The existing door is to be replaced with a new 10.8mm laminated safety glass to the
shopfront and a 6.8mm laminated safety glass to the entrance door (details shown on
drawing ref, 3553-502 rev A).

In accordance with UK Building Regulations, transparent glazing will incorporate a
manifestation to reduce the risk of accidental collision. Manifestation will also occur at two
height bands: between 850mm and 1000min, and between 1400mm and 1600mm above
floor level. Frosting to the glazed door is also proposed with solid stripes to the bottom
becoming mare translucent on the way up.

Advertisement consent is also being sought for:

. New internally illuminated fabricated fascia sign on the front elevation (details shown
on drawing refs. 3553-501 rev A and 3553-502 rev A); and

New manifestation signage on the safety glass of the entrance door/shopfront (details
shown on drawing refs. 3553-501 rev A and 3553-502 rev A).

Advertisement consent is sought for a single fascia sign. This would be installed above the
shopfront entrance in the same location as the previous Doncaster Discount Store Signage.

The proposed manifestation on the safety glass of the entrance door is to include
‘BoyleSports’ (as shown on drawing refs. 3553-501 rev A and 3553-502 rev A).
Advertisement Consent is not required for this, and it is shown for illustrative purposes
only. The dimensions of the signs are set out in Table 3.1 below.

The proposed fascia sign will be fabricated from 2.5mm aluminium panels powder coated
RAL by Design 270 40 40, with 1170mm returns & 20mm up stand and 10mm pushed
through opal acrylic detail with vinyl to the face. Internal illumination will be provided by

Pg 5
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LED fittings with switch to start control gear and wired back to timer. Only the
‘BoyleSports’ logo is to be illuminated and the blue background will be opaque.

Table 1 Dimensions of proposed advertisements

manifestation
signage (advert
consent not
required)

Sign Type -iWidth_-'_._ Height Depth . . " [Maximum letter -
o N P SO height

Fascia sign — front |11436mm 675mm 16mm 675mm

elevation

Entrance door 1912mm 257mm 1mm 257mm

Pg6
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4.4

Planning Policy Context

This section of the Planning Statement outlines the relevant local and national planning
policies. In accordance with Section 38(6) of the Planning and Compulsory Purchase Act
(2004), planning applications should be determined in accordance with the development
plan unless material considerations indicate otherwise.

Statutory Development Plan

The statutory development plan for the site comprises the Doncaster Local Plan Core
Strategy and associated policies map (adopted September 2021). The key policies relevant
to the site includes:

. Policy 1 — Settlement hierarchy

. Policy 22 - Locating Main Town Centre Uses

. Policy 23 — Development within Town, District and Local Centres
. Policy 42 — Good Urban Design

. Policy 46 - Design of non-residential, commercial and employment development

National Planning Policy Framework

The National Planning Policy Framework (August 2026) sets out the planning policies for
plan making and for making decisions on development proposals in England. The sections
listed below are considered of relevance to the determination of the development proposal:

«  Section 4 — Achieving sustainable development;
. Section 7 — Building a strong, competitive economy;
Section 8 — Ensuring the vitality of town centres; and

Section 14 — Achieving well-designed places

The central aim of the NPPF is to establish a presumption of sustainable development.
Paragraph 17 sets out the three overarching objectives of sustainable development which
underpins the planning system. These are interdependent and need to be perused in
mutually supportive ways:

a  An economic objective — to help build a strong, responsive and competitive
economy, by ensuring that sufficient land of the right types is available in the right
places and at the right time to support growth, innovation and improved
productivity; and by identifying and coordinating the provision of infrastructure;

b Asocial objective ~ to support strong, vibrant and healthy communities, by
ensuring that a sufficient number and range of homes can be provided to meet the
needs of present and future generations; and by fostering well-designed, beantiful
and safe places, with accessible community facilities, public service infrastructure
and open spaces that reflect current and future needs and support communities’
health, social and cultural well-being;

Pg7
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¢ An environmental objective — to support efforts to mitigate and adapt to climate
change, including moving to a low carbon economy; and to protect and enhance
our natural, built and historic environment, including making effective use of land,
improving biodiversity, using natural resources prudently, and minimising waste
and pollution.

Providing further support for building a strong, competitive economy, Policy E1 states to
support business investment, plans should take into account both business needs, wider
needs and opportunities for economic growth. Policy E2 emphasises that substantial weight
should be given to proposals that allow businesses to invest expand and/ or adapt.

To ensure the vitality of town centre, Policy TC2 seeks to promote the long-term value and
viability of town centres by prioritising them as locations for main town centre uses, Annex
2 of the Framework identifies leisure development as a ‘main town centre use’ which, in our
opinion and as supported through planning appeal decisions, includes betting offices.

In achieving well designed places, Policy DP3 states that proposals should respond to their
context, including history, character and features of their site and its setting.

. Key Policy Considerations

Based on the policy context described above, we considered that the following issues are key
to the determination of the proposed development:

1 The principle of development;
2 Consideration of economic benefits;
3 Sustainable development; and

4 Design considerations
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5.1

h.2

53

5.4

5.5

5.6

5.7

Planning Assessment

Principle of Development

The site is located within Armthorpe Town Centre as defined by the adopted Local Plan
Policies Map. Core Strategy Policies 1 and 22 establishes that, following Doncaster Town
Centre, priority will be given to improving the quality and diversity of designated town
centres, with proposals for ‘Main Town Centre Uses’ directed to these locations.

Core Strategy Policy 23, Part 3 provides a list of criteria that proposals for betting offices
must comply with in order to be supported. This includes:

a The property is vacant and/or has been marketed unsuccessfully for at least one
year and the rent value has been set as a realistic rate;

b The new use would generate footfall within the shopping frontage; and

¢ There is no clustering or cumulative impact resulting from an over concentration
of such uses in an area. Clustering will occur where more than 10% of unils, in a
parade of Main Town Centre Uses, will be used (in any combination) for betting
shops, amusement arcades, pay down loan units, and/or pawnbrokers.

In relation to criterion (a) of Policy 23, a letter from the landlord of the entire shopping
parade is provided in Appendix 1. The letter explains that the premises were formerly
oceupied by K.S.M Dry Cleaners before becoming vacant in November 2022. Doncaster
Discount Store subsequently occupied the unit from January 2025 to February 2026

However, during the period from 2022-2025, and subsequently following February 2026,
no substantive offers or significant levels of market interest has been received for the unit.
This is despite the extensive marketing undertaken to both national and local retailers,
including the use of marketing agents, targeted marketing cails and marketing boards on
site. The only serious and committed interest has come from Boylesports.

Consequently, whilst the unit has been vacant for seven months, it has a history of vacancy
extending over a period of up to three years. The owners of the parade are supportive of
Boylesports occupying the unit, as this would help to encourage the long-term vitality and
viability of the parade. This is further supported by the landlord’s recent letting to
Boylesports on a very similar parade in Exeter, where two existing betting offices were
already trading from smaller units, representing a similar position to that at Mill Street. As
a result of the letting, the landlord observed increased footfall within these locations.

It is therefore clear that there is no longer a need for this unit to be within retail use within
the town centre. The limited occupation of the application site over the last 4 years, with the
Discount Store essentially acting as a pop-up operation, highlights that despite extensive
active marketing at competitive rates, there is a clear absence of demand for retail
purposes.

If planning permission for the proposal were to be refused permission, the application site
is likely to remain vacant for a considerable period of time. The marketing history and local
market knowledge set out by the landlord should be afforded substantial weight which we
consider satisfactorily addresses criterion (a) of Policy 23.
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5.8

59

5.10

5.11

The NPPF also clearly states in Policy TC2 that substantial weight should be given to the
benefits of supporting the overall vitality and viability of the centre, including where this
can be achieved thraugh the diversification of uses. Annex 2 of the NPPF defines a list of
‘main town centre uses’. This list extends far beyond traditional retail development and
specifically identifies leisure development as a main town centre use, which in our opinion
as supported through appeal decisions, includes betting offices. Thus, reducing vacancies is
vital in order to retain strong levels of footfall within the town centre, as occupied shops
support each other with the creation and shared visitors (Further detail on betting offices
increasing footfall below), Retail demand has changed significantly in recent years and
units such as the site are now less likely {o attract traditional retail interest, with more
interest coming from leisure and fast-food operators. Overall, evidence clearly aligns with
criterion (a) and the proposal should be supported.

In relation to criterion (b} of Policy 23, betting offices have been shown to generate footfall
and support the vitality and viahility of centres in numerous appeal decisions as they
encourage people to spend longer in a prescribed centre, therefore supporting the shopping
function of centres. This was demonstrated in an appeal decigion in Harrow
(APP/Ms5450/W/19/3241217) whereby the appellant’s betting office was shown to be a
strong footfall generator within Harrow Metropolitan Town Centre and was the most
visited unit amongst those surveyed. In addition, the research found that those visiting the
betting shop will go on to shop at other units in the town centre, creating linked trips that
provide direct economic benefits to other shops and services in the area.

The Inspector concluded that “the proposed change of use would make a significant
contribution to the vitality and viability of Harrow Metropolitan Town Centre and that it
would support the retail function of the Metropolitan centre.” This appeal decision
confirms that a betting office is a footfall generating use and that people who visit betting
offices also visit and spend money in other shops and services in the town centre. This
behaviour demonstrates components of a healthy retail environment and highlights that
betting offices positively contribute towards the shopping function and vitality and viability
of town centres. The same conclusion has been reached on numerous appeals across the
United Kingdom and reflects an established pattern, Other relevant examples include:

1 Refl APP/Z0116/A/12/2180389 — 782 Fishponds Road, Fishponds, Bristol, BS16 31T
(paragraph 12)

2 Ref. APP/U2615/A/14/2214695 — 19 Market Place, Great Yarmouth, Norfolk, NR30
1LY (paragraph 10)

3 Ref. APP/C5690/W/23/3335264 — 86 Deptford High Street, Lewisham, London, SE8
ART (paragraph 13)

4 Ref. APP/W4705/W/24/3358277 — 15-17 Broadway, Bradford, BD1 1JD (paragraph 9)

5 Ref. 6005111 — 164-166 Rushey Green, Catford, SE6 4HQ (paragraph 13)

The above appeal decisions confirm that betting offices are a complimentary main town
centre use, which generate significant footfall and compliment the retail function of town
centres. We therefore consider that the proposal is in full compliance with criterion (b) of
Policy 23.

Pg 10
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513

514

515

5.16

517

5.18

519

5.20

In relation to criterion (c), there are currently only two betting offices within Armthorpe’s
defined town centre boundary. The recent closure of Mark Jarvis on Church Street in late
2023 means that the proposal would, in effect, reinstate the previous number of betting
offices within the town centre as a whole.

When considering the District Centre in its entirety, the proposal would not lead to
clustering or present a cumulative impact resulting from an over concentration of such
uses, particularly given the diversity of uses present within the centre.

A review of the District Centre indicates that there are approximately 78 units within the
town centre, of which only two units (2.6% of the total) are classed under Policy 23 as
“Betting offices, amusement arcades, pay day loan units and/or pawnbrokers”. The addition
of the proposed betting office would increases this proportion to 3.8% of the total number
of units, which is well below the 10% threshold outlined in Policy 23. As advised previously,
the proposal would simply reinstate the recently closed betting office on Church Street.

As such, the proposal cannot reasonably be considered to result in an over concentration of
such use within Armthorpe District Centre.

Furthermore, the supporting text of Policy 23 makes clear that concerns regarding an
increase in betting shops principally arise from perceptions of the potential negative effect
that such uses may have on the town centre. However, the evidence presented above
demonstrates that betting offices can contribute positively to the vitality and viability of
town centres. As such, it is considered that the principle of locating a betting office within
this established town centre location has been appropriately justified.

Consideration of economic benefits

This proposal, through the direct investment from BoyleSports (UK) Ltd, would contribute
to the economic growth of Armthorpe District Centre. On average, £300,000 is invested by
BoyleSports on the fitting out of each new unit with BoyleSports paying an average of
£9,500 of business rates per unit, per annum, to the Council.

The proposal creates 3 full time and 3 part time jobs (including a part time cleaner). Each
new BoyleSports unit also creates 26 temporary construction jobs over the 6-8-week
construction period (This includes 3no. Shopfront & Signage; 3no. Joiners; 3no.
Electricians; 2no. Plumbers; 3no. A/C Contractors; 1no. Tiler; 2no. Carpet fitters; 2no.
CCTV & Alarm; 3no. Technical installers, 2no. Painter & decorators, 2no. General
labourer). The proposal also create indirect employment through the supply chains for
consumables, waste management and utilities.

Doncaster Racecourse is one of the oldest and most prestigious racecourses in the UK. It is
home to the world's oldest classic horse race and the final leg of the British Triple Crown. In
addition to hosting race days, the racecourse offers a range of experiences from live music
nights to family entertainment — the venue is a key component of the local community and
importantly, the local economy.

Subject to planning permission being obtained, the payment for media rights and the
requisite levy back to horse racing from the application site is likely to be approximately
£40,000. This will directly benefit Doncaster Racecourse. In addition, Boylesports is a
major sponsor of horseracing, particularly in areas where they have shops. Again, this
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5.22

5.23

5.24

5.25

5.26

5.27

5.28

5.29

5.30

presents a major economic benefit to Doncaster Racecourse should planning permission be
granted.

It is therefore clear that the proposal would provide economic growth which aligns with
Chapter 7 of the NPPT (building a strong, effective economy). NPPF Policy E2 further states
that substantial weight should be given to the economic benefits of proposals for
commercial development which allow businesses to invest, expand and/or adapt. The
economic benefits relating to the development proposals are therefore a material
consideration that can be afforded substantial weight in the determination of this
application, and the proposal should therefore be viewed favourably.

Sustainable Development

The development will allow for the effective re-use of a previously developed site clearly
aligning with the aspirations of the NPPF.

The occupation of the unit will deliver clear and tangible benefits to the vitality and viability
of the district centre.

The proposal will provide a significant visual enhancement (including the removal of roller
shutters) to the application site and would maintain an active frontage. The longer
operating hours will encourage customers to visit the district centre through the day,
including early evening.

The site’s sustainable location, along with its previously developed nature satisfies the
requirements of environmental sustainability, which is recognised as one of the three key
dimensions of sustainable development by the NPPF (Paragraph 17).

Design Considerations

Policy 42 requires development to be high quality and optimise the potential of a site, whilst
responding to local character and design standards.

Policy 46 further sets out that commercial developments must be designed to be high
quality, attractive and make & positive contribution to the area in which they are located.
This includes criterion 10 which states that proposals will be supported where they
“consider advertisement, signage, and security measures so they are not overly
promuinent or dominant and contribute to the visual character and vitality of the street
scene”.

The proposed development has been designed to complement the existing design, scale and
character of units within Armthorpe District Centre, which comprises a range of modern
and contemporary shopfronts. Betting offices typically provide an active frontage that is
comparable to traditional town centre uses, the proposal would, therefore, integrate within
the existing built form and would not appear incongruous within the street scene.

The proposed illumination of the signage is considered appropriate and consistent with the
established character and would be suitably proportioned and designed to avoid any
adverse visual impact.

The proposed development would also support natural surveillance and encourage people
to spend longer within the town centre due to their longer operating hours and increased
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footfall. Accordingly, the proposal would assist in preventing crime and improving
community safety by maintaining an active and occupied town centre environment.

5.31 The proposed development is therefore considered to be compliant with design Policies 42,
46, as well as NPPF Policy DP3.
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6.0 Conclusion

6.1 This Planning Statement has set out the proposed development at 24-26 Mill Street,
Armthorpe, Doncaster comprising the change of use from Use Class E/Dry Cleaners (Sui
Generis) to Sui Generis (betting office), together with associated external alterations and
advertisement consent. It demonstrates that, the proposed development is in accordance
with relevant national and local policy.

6.2 The proposed development would create additional employment in the local area, including
financial support to Doncaster Racecourse — a key community asset and present significant
investment in the f{itting out of the new unit. These are matters that are considered material
in the determination of the proposal which can be afforded substantial weight.

6.3 The scale, design and illumination of the proposed advertisement and shopfront are
considered appropriate to the site and would be consistent with the established character
and appearance of Armthorpe District Centre,

6.4 Overall, the proposed development represents a suitable and appropriate use of the
premises and would make a positive contribution to the vitality, viability and attractiveness
of Mill Street. Accordingly, planning permission and advertisement consent are respectfully
sought.
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Sheet Anchor Evolve Ltd

1% September 2026

RE: 24-26 Mill Street, Armthorpe, Dancaster DN3 3DL
To whom it may concern,

We write in support of the planning application in relation to 24-26 Mill Sireet, Armthorpe, Doncaster. | act on behalf
of the landlord. ’

The premises was formerly K.5.M Dry Cleaners, situated on Mill Street, until they notified the landlord of thelir
intention to vacate in May 2022, where they eventually vacated fully in November 2022, The unit was marketed by
Sheet Anchor Evolve from the time K.S.M notified their plans to vacate, The property attracted limited interest, we
took targeting approaches to make direct contact with a range of different retailers including the likes of; national and
local charity shops, fashion retailers, opticians, food uses, phone shops, tanning salons, cafes and more, of which
attracted no significant levels of interest; the following measures were also cartied out:

* The erection of a prominent marketing board on site.

¢  Preparation and circulation of marketing particulars,

e Distribution of marketing particulars to local and national agents.

s Direct, targeted marketing, including telephone calls and approaches to operators of which we have
considered may have a requirement for this location.

Whilst this is a good-sized property, it isn’t within one of the most prominent positions of the shopping parade.

Following a difficult period of formally marketing the unit, an offer was received from Doncaster Discount Store in
August 2024, As a result, a subsequent 10-year lease was completed on 21% January 2025, Unfortunately, due to
issues with trade, the business was unable to prove viable, and the lease was forfeit on 11% February 2026.

Since February 2026, we have also made direct approaches to several of the national and regional retailers with whom
we already have landlord-tenant relaticnships elsewhere. Interest in the property has been very limited, a small
number of parties made initial enquiries, but in each case, following financial appraisals and consideration of trading
viability, those prospective tenants chose not to proceed.

The only serious and committed interest has come from Bovlesports. They are the sole party who have demonstrated
genuine demand for the premises and who are willing to commit to a lease. We are confident that if a viable occupier
for the existing use had come forward during this period, we would have secured them; unfortunately, no such party
has been forthcoming.

We confirm therefore that over the last few years, the property has been subject to a thorough and sustained
marketing campaign, and that the proposed use by Boylesports represents the best opportunity to bring this vacant
property back into occupation, As owners of the full parade, it is in our interests to maximise footfall and ensure the
composition of tenants remains attractive to the local community, ensuring the long-term vitality and viability of the
parade, which also benefits the wider Armthorpe retail offering. We are confident the investment from Boylesports
will support this aim, which is why we are happy to agree a letting to them.

The landlord has recently completed a letting to Boylesports on a very similar parade In Exeter, of which there were 2
existing betting offices trading from smaller units, a similar position ta Mill Street. We are delighted to have seen the
excellent standard of shop fit and improvement to the shopfront that Boylesports have provided at this site; this has

Sheet Anchor Evolve Litd

LCP House

The Pensnett Estate
Kingswinford

West Midlands

DYE 7NA



Sheet Anchor Evolve Ltd

seen significant increases in the footfall at these locations, mirrored by a positive response from competitive retailers,
who have now invested in their own units, seeing the parade present better.

With the marketing experience we have seen, and lack of any significant interest from other potential occupiers, it
seems clear that it would be likely to remain vacant for a considerable time if Boylesports are not able to complete
this proposed letting. Should a long-term vacancy period persist, this could prove a detriment to the wider property,
as has been the case for the last 3-years.

Sheet Anchor Evolve manage over 660 commercial properties in retail centres across the country, reducing vacancies
is vital to retain strong levels of footfall within each location. Occupied shops support each other with the creation of
footfall. Retail demand has changed significantly in recent years, particularly since Covid, units such as this are now
less likely to attract traditional retail interest, with more interest predominantly forming from leisure and fast-food
operators as town centres have changed. We have adapted our approach to this change in demand across the
country, and with the support of Planning Authorities, we aim to ensure a strong compesition of tenants within our
properties, such as Mill Street, Armthorpe.

Should you require any further information please do let me know.

Yours Sincerely,

Harry Eades

Asset Manager

Sheet Anchor Evolve (part of M Core)
E: Heades@saevalve.com

M: 07564 052 326

Sheet Anchor Evolve Lid
LCP House

The Penshett Estate
Kingswinford

West Midlands
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Planning Note -7 September 2026
[JM260055]

Request for Screening Opinion Johnson: | .

Land at Grange Farm, Mere Lane,
Armthorpe
On behalf of Albemarle Homes Ltd

1.

11

1.2

1.3

1.4

1.5

1.6

Introduction

This request for a screening opinion is made under Regulation 6 (1) of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017 (the EIA Regulations),

It relates to the following proposed development: -

"Outline Planning Application for the erection of residential dwellings, care home and nursey and the
change of use of existing buildings to retail /community uses, with all matters reserved except access into
the site (but not within)*

The site extends to a site area of 25.gha located at: -
“Land at Grange Farm, Mere Lane, Armthorpe”

To assist City of Doncaster Council (CDC) in adopting a Screening Opinion, a summary of the site location, its
planning context, a brief description of the nature and purpose of the development and a summary of its
possible effects on the environment are provided.

As set out subsequently, it is considered that the proposed development does not constitute EIA
development and therefore an Environmental Statement would not need to be submitted with the planning
application. Notwithstanding this, it is anticipated that the Council will require a number of technical
assessments to be provided in order to determine the application. As such, a list of documents / assessments
that are considered to be necessary to support the application are set out within this request,

A Site Location Plan is provided at Appendix £ and a Site Layout s provided at Appendix 2 to support this
request for a Screening Opinion.
Regulations

The relevant regulations are The Town and Country Planning (Environmental Impact Assessment)
Regulations 2017 (as amended) ('the Regulations?.

Requirement for EIA

2.2

2.3

2.4

Regulation 3 prohibits a relevant planning authority granting planning permission for Environmental Impact
Assessment (EIA) development unless an EIA has been carried out in respect of that development.

EIA development means development which is either Schedule 1 development, or Schedule 2 development
that is likely to have significant effects on the environment by virtue of factors such as its nature, size or
location.

"Schedule 2 development” means development, other than exampt development, of a description mentioned
in column 1 of the table in Schedule 2 where: -

a) any part of that development is te be carried out in a sensitive area; or

b) any applicable threshold or criterion in the corresponding part of column 2 of that tabla is respectively
exceeded or met in relation to that development.

Request for Screening Opinion
Planning Note



Screening

2.5

2.6

2.7

2.8

2.9

3.2

3.3

3.4

3.5
2.6

37

As part of the preparation of a planning application for the proposed development we write to formally
request an EIA Screening Opinion from CDC under the relevant regulations. Accardingly, this request includes
the following information, in accordance with Regulation 6 (2) of the EIA Regs: -

a) aplan sufficient to identify the land;
a description of the development, including in particular: -

iy a description of the physical characteristics of the development and, where relevant, of
demolition works;

i) a description of the location of the development, with particular regard to the environmental
sensitivity of geographical areas likely to be affected;

b) adescription of the aspects of the environment likely to be significantly affected by the development;

to the extent the information is available, a description of any likely significant effects of the proposed
development on the environment resulting from: -

a) the expected residues and emissions and the production of waste, where relevant; and
b) the use of natural resources, in particular soil, land, water and biodivarsity; and

¢) such otherinformation or representations as the person making the request may wish to provide or
make, including any features of the proposed development or any measures envisaged to avoid or
prevent what might otherwise have been significant adverse effects on the environment.

A person compiling the information set out above must, where relevant, take into account—
a) thecriteriasetoutin Schedule 3; and

b) the results of any relevant EU environmental assessment which are reasonably available to the
person requesting the screening opinion.

A relevant planning authority must adopt a screening opinion within—
a) 3 weeks beginning with the date of receipt of a request; or

b) such longer period, not exceeding 9o days from the date on which the person making the
request submits the information required as may be agreed in writing with the person making
the request.,

Site Location and Context

The site is located within the administrative area of CDC and extends to circa 25.9 hectares. The site is located
¢irca 4.75km north east of Doncaster City Centre, in the north western part of Armthorpe, to the south of
Edenthorpe.

The site is bound by the A630 to the north, Mere Lane to the east, Shaw Wood to the south and an existing
retail area which includes a Sainsburys supermarket to the west.

The site currently comprises predominantly of agricultural fields, with agricultural outbuildings located
towards the eastern side of the site accessible from Mere Lane.

Existing Public Rights of Way (PRoW) are located adjacent to the site’s eastern boundary, as well as the
eastern most extent of the site’s southert boundary.

Existing power lines traverse through the eastern part of the site in a south west to north east direction.

There are a number of existing trees located within the site, predominantly along the site’s northern, western
and southern boundaries.

A Site Location Plan is included at Appendix 1.
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4.2

The Proposed Development
Albemarle Homes intend to submit an Qutline Planning Application for the following proposed development.:-

‘Outline Planning Application for the erection of residential dwellings, care home and nursery and the change of
use of existing buildings to flexible Class E / F2 use, with all matters reserved except access into the site (but not
within).’

An lllustrative Masterplan showing how the site could come forward is included at Appendix 2. The lllustrative
Masterplan shows the following high level design principles:

* Proposed residential development up to 2. storey (medium density).

» Proposed residential development up to 2.5. and 3. Storey on vistas (medium / high density).
+ Proposed care home and associated amenity and parking,

¢ Proposed nursery with its own access, associated infrastructure and parking.

* Proposed play provision and amenity corridors.

¢ Location of existing and preposed footpath links.

»  Retention of existing woodland with appropriate ecological huffer,

* Proposed new roundabout and infrastructure to form access off the A63o0.

* Outward facing development onto existing and improved green spaces; and,

» Retention of some farm buildings and access to Grange Farm.

Potential to be EIA Development

5.1 Screening is a procedure used to determine whether a proposed development is likely to have significant
effects on the environment.

5.2 Alocal planning authority should determine whether the development is of a type listed in Schedule 2 or
Schedule 2 of the EIA Regs. In general terms, if the type of development is listed in Schedule 1, an EIA is
required in every case; whereas if the project is listed in Schedule 2, the local planning authority should
consider whether it is likely to have significant effects on the environmant when assessing whether EIA is
required,

5.3 This section establishes whether the proposed development may fall within the scope of developments
described at Schedules 1 and 2 of the Regulations.

Schedule 1

5.4 The proposed development does not; fall within the scope of developments described as Schedule 1
development.

Schedule 2

Column 1 Category

5.5

If a proposed development is listed in the first column in Schedule z and exceeds tha relevant threshold or
criteria set cut in the second column (‘the Exclusion Thresholds and Criteria’) the development needs to be
screened by the local planning autherity to determine whether significant effects on the environment are
likely and hence whether an EIA is required. Projects listed in Schedule 2 which are in, or partly in a ‘Sensitive
Area’ also need to be screened, even if they are below the Exclusion Thresholds and Criteria or do not reet
the criteria. Sensitive Areas as defined in the EIA Regs include Sites of Special Scientific Interest and European
Sites, National Parks, The Broads, Areas of Outstanding Natural Beauty, World Haritage Sites and Scheduled
Monuments.
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5.6

5.7

5.8

59

5.10

511

.12

Projects which are described in the first column of Schedule 2, which de not exceed the Exclusion Thresholds
and Criteria or meet the criteria in the second column of the Schedule or are not at least partly located ina
Sensitive Area, are not Schedule 2 development

In this instance the proposed development falls within the following category of development listed in
Column 2 of Schedule z.

Column 2 Description of development

10. Infrastructure Projects

{b) Urban development prajects, including the
construction of shopping centres and car parks,
sport stadiums, leisure centres and multiplex
cinemas.

The site is not located in a sensitive area; the proposed development therefore needs to be assessed against
the Exclusion Thresholds and Criteria assaciated with Category 10(b) developments, which are as follows: -

I The development includes more than 1 hectare of urban development which is not dwellinghouse
development; or
Il.  Thedevelopment includes more than 150 no. dwellings; or
lil.  The overallarea of the development exceeds 5 hectares.

In this instance, the development includes more than 150 no. dwellings (Criterion Il) and the overall area of the
proposed development exceeds sha (Criterion [Il). it does not fall into the criterion which involves more than
1ha of urban development which is not associated with dwellinghouse development {Criterion I).

In summary, the proposed development exceeds the Exclusion Thresholds of Criteria (il) and (lil) for Category
10 (b} development, as listed in the second column of Schedule 2.

Where a proposed development exceeds the Exclusion Threshold and Criteria, the local planning authority
must then establish the likelihood that the development will result in significant environmental effects and
there constitute EIA development, taking account of the selection criteria in Schedule 3 of the EIA Regs,
including in terms of the following: -

a} the magnitude and spatial extent of the impact.

b) the nature of the impact.

¢) thetransboundary nature of the impact.

d) theintensity and complexity of the impact.

g) the probability of the impact.

f) the expected onset, duration, frequency and reversibility of the impact.

g) the cumulation of the impact with the impact of other existing andjor approved development; and,
h) the possibility of effectively reducing the impact.

To aid the local planning authority in determining whether a development is likely to have significant
environmental effects, a set of indicative thresholds and criteria have been produced (‘Indicative Screening
Thresholds'), which give an indication of the types of impact that are most likely to be significant for particular
types of development, as referenced in the Planning Practice Guidance (‘the PPG") at Paragraph: o58
Reference ID:4-058-20150326. For Category 10 (B) Urban Development Project developments, the Indicative
Screening Thresholds are as follows: -

“Environmental Impact Assessment is unlikely to be required for the development of land unless new
development is on a significantly greater scale than the previous use, or the types of impact are of
markedly different nature or there is a high level of contamination.

Sites which have not previously been intensively developed: -

Request for Screening Opinion
Plznning Note



i) area of the scheme is more than 5 hectares;

i) or it would provide a total of more than 10,000 m2 of new commercial floorspace; or

a4

i) the development would have significant urbanising effects in a previously non-vrbanised area fe.g.
a new development of more than 2,000 dwellings).”

5.13 The site falls within Criterion (i) as it is more than 5 hectares. [t does not fall within Criterien (ii) or (i) as the
proposals do not seek to provide commercial floorspace of more than 10,000m? and would not have
significant urbanising effects in a previously non-urbanised area.

514  Theissues to consider for development of this nature are detailed under Category 20{h) of Schedule 2 as
being: -

Physical scale of such developments, potential increase in traffic, emissions and noise,
5.16 PPG guidance additionally states: -

"It should not be presumed that developments above the indicative thresholds should always be subject to
assessment, or those falling below the thresholds could never give rise to significant effects, especially where the
development is in an environmentally sensitive location. Fach development will need to be considered on its
merits.”

5.17 As there are no likely significant effects anticipated as a result of the developmaent, it is expected that the
anvironmental effects of the proposed development can be appropriately assessed across a series of technical
reports that will accompany the application for planning permission. These are listed in Section 10 of this
letter.

6.  Supporting Information

6.1 In accordance with Regulation 6(2) and to support the request for screening opinion, we have provided the
following information to support this screening request:

6.2 A plan showing the location and extent of the site in question has been included (refer to Site Location Plan
(dwg no. 0o) as per Regulation 6 (2) (a),

6.3 In accordance with Regulation 6 () (b) a description of development has been provided, including in
particular: -

i. a description of the physical characteristics of the development and, where relevant, of demolition
works;

6.4 The proposed development comprises an OQutline Planning Application for the erection of residential
dwellings, care home and nursery and the change of use of existing buildings to flexible Class E / F2 use, with
all matters reserved except access into the site (but not within).

ii. a description of the location of the development, with particular regard to the environmental
sensitivity of geographical areas likely to be affected;

6.5 The site is located within the administrative area of CDC and extends to circa 25.9 hectares. The site is located
circa 4.75km north east of Doncaster City Centre, in the north western part of Armthorpe, to the south of
Edenthorpe.

6.6 The site is bound by the A630 to the north, Mere Lane to the east, Shaw Wood to the south and an existing
retail area which includes a Sainsburys supermarket to the west.

6.7 The site currently comprises predominantly of agricultural fields, with agricultural outbuildings located
towards the eastern side of the site accessible from Mere Lane,

6.8 Existing Public Rights of Way {PRoW) are located along the site’s eastern boundary (Barnby Dun with Kirk
Sandall 9), as well as the eastern most extent of the site’s southern boundary (Armthorpe 6).

6.9 Existing power lines traverse through the eastern part of the site in a south west to north east direction.
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6.10

.11

There are a number of existing traes located within the site, predominantly along the site’s northem, western
and southern boundaries.

In accordance with Regulation 6 (2) (c) a description of the aspects of the environment likely to be significantly
affacted by the developmaent is provided below.

Highways

6.12

6.13

6.14

6.15

6.16

6.17

6.18

6.19

The proposed site is located to the north of Armthorpe and south of Edenthorpe, bound to the north by the
A630. The site forms a further extension to that which have previously been approved to the east of the site
and to the north and south of the A63¢. The site is well located for prospective residents to access facilities to
the west of the development, including Sainsbury’s, other retail amenities, bus stops and Hungerhill School. In
addition, improvements will be offered as part of the scheme to aid active traveiboth from the development
to the northwest towards Hungerhill School, but also by providing an east/west route along the northern
boundary of the site, separated from the A630, to provide a link through the site from the developments to
the east.

It is recognised that there will be an impact from the development throughout the construction phase of the
development, but this is expected to be mitigated through a Construction Environmental Management Plan
(CEMP), and the site is well located to access the strategic road networlk.

Based on the proposal to provide 3g0 residential dwellings, it is expected that the development could
generate some 162 two-way vehicles trips in the AM peak hour and 152 two-way vehicle trips in the PM peak
hour.

It is expected that 74% of trips will arrive/depart to the west of the site, through junctions heading towards
Doncaster. The remainder would route east, with only a small proportion of vehicles predicted to travel inte
the centre of Armthorpe.

A Transport Assessment (TA} and Travel Pla (TP) will be prepared to accompany the planning application
which will take a vision-led approach to development, seeking to create a place where walking and cycling are
prioritised, Alongside this, the Transport Assessment will consider the capacity of the existing road network
to ensure that there is sufficient capacity to meet future transport demands generated as a result of
development and identify mitigation where required.

The praposed development will be designed to encourage trips on foot by providing a site which has a
number of pedestrian routes permeating through it, which provide access to local community services,
towards schools to the southeast of the site, thereby reducing prospective residents’ reliance on the private
car. Each dwelling will be provided with an EV charger, which reduces dependence on non-EV cars,
encouraging a shift to electric vehicles.

Measures delivered in association with the TA will be used to offset operational effects. Further to this, a TP
and associated Travel Plan Bond (TPB) will be provided to monitor the uptake of alternative modes of travel
to the private car.

As such, it is considered that EIA is not required in relation to highways and transportation.

Fleod Risk and Drainage

6.20

6.21

6.22

The site is greenfield, located in Flood Zone 1 (FZa), with no flood risk identified within the Flood Risk
Assessment (FRA) that would pose a risk to any future development. Potential harm extents to agricultural
runoff which has a major impact on flooding as the fields have no on-site restrictions.

From a mitigation perspective there is an intention to deliver surface water systems designed to current
guidelines and regulations, restricting the surface water runoff from the site to the existing greenfield runoff
rate. This discharge rate will be used on all storms up to and including the 1 in 100 year plus 40% climate
change event, with a pond storing surface water on-site, The pond will improve water quality, manage water
quantity by storing the water in a controlled manner, create amenity space for people to enjoy and it will also
support biodiversity. The main drainage systems will also be maintained by the Water Authority for the
lifetime of the development.

As such, it is considered that EIA is not required in relation to flood risk and drainage.
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Landscape

6.23

6.24

6,28

6.26

6.27

6.28

6.30

6.31

The proposal site is located on the north-western fringe of Armthorpe and comprisas threa agricultural fields.
It lies to the south of Edenthorpe with the two settlement areas separated by the A630, a busy A road
connecting through to Doncaster City Centre. The site is bounded to the west by a Sainsburys supermarket,
Shaw Wood to the south, Mere Lane to the east and the A630 to the north.

The wider area is characterised predominantly by urban land use with residential development to the north of
A630 within Edenthorpe, with further retaii and industrial development located to the west beyond
Sainsburys. A railway line lies immediately to the west of Sainsburys. To the east of the proposal site, built
form comprises of the established residential areas within Armthorpe and the residential davelopment that is
under construction and associated with site allocation ARMog West of Hatfield Lane.

Immediately south of the site is Shaw Wood which Is an Ancient Woodland. The woodland contains a network
of permissive footpaths together with the public bridleway (Armthorpe-6), which connects Mere Lane in the
east to Ogden Road within the industrial estate to the west. There is no designated PRoW within the site,
however, it is acknowledged there is an undasignated route along Dodge Dike connecting Shaw Wood through
to Sainsburys.

The site lies within a Countryside Policy Area (Policy 1 & 25} in the Doncaster Local Plan (2015-2035) and
designated as a Green Wedge within the Armthorpe Neighbourhood Plan.

Although devalopment of the proposal site would result in a change from agricultural land use to developed
land, the significance of this change is influenced by the site's context, which is contained by existing urban
development, road infrastructure and established vegetation, The development layout is shaped to retain key
landscape features, including the mature tree specimens located centrally within the fields and linear
vegetated features along Dodge Dike. The design also responds to the sensitivity of the adjacent Ancient
Woodland by providing a suitable stand-off distance with opportunities to enhance the green corridors along
the interface with the woodland.

The site does not form part of a designated landscape area and is not considered to represent an area of
recognised scenic, perceptual or recreational value at a wider scale. Whilst the site contributes to local
landscape character as undeveloped agricultural land, this contribution is limited by its enclosure and
relationship with surrounding urbanising form.

Whilst the site itself wouid underge a substantial physical change, these effects would not translate into
significant effects on the wider landscape due to the site's limited contribution to the wider landscape, its
containment, and the influence of surrounding urbanising elements.

The site is visually well contained by the A630 to the north, development associated with the supermarket to
the west, Shaw Wood to the south, and the residential development associated with site allocation ARMO9 to
the east. The wider landscape is generally flat, with no apparent elevated viewpoints overlooking the site.
Existing built development, road infrastructure and established vegetation combine to create a relatively
restricted visual envelope and limit opportunities for longer distance views. Consequently, the identified visual
receptors comprise of the following:

- Cluster of residential properties on Mere Lane.

- Residential properties on Lyndale Avenue to the north of the A630.

- Vehicle users of the A630.

- The roundabout junction to the north west of the site and Identified as a gateway in local planning
policy.

- Users of the public bridleway (Armthorpe-6) both within Shaw Wood and along Mere Lane (to the
east}; and,

- Users of undesignated public rights of way within Shaw Wood and along Dodge Dike.

It is anticipated that the potential visual effects will be greatest for those receptors that immediately interface
with the proposal site, with views from the southern edge of Edenthorpe residential estate restricted by earth
bunding and tree cover that lines each side of the A630. Potential views from the public feetpaths further to
the north east of the site are also restricted due to the davelopment that is under construction on site
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6.32

6.33

6.34

allocation MUAG1, along with intervening vegetation cover and the direction of travel along the routes. [t may
be possible to see roof pitches of the new development from public footpath Bamby Dun with K Sandall g,
however, the proposal site does not lie on the direction of travel and would be viewed in the context of built
development.

Visual effects would primarily be experienced by users of Mere Lane and Armthorpe 6 bridleway, and a limited
number of nearby residential properties. Approximately five properties would experience some degree of
visual change, although existing vegetation provides partial screening. Glimpsed views of the development
may also be available from the permissive footpaths within Shaw Wood, most notably during the winter
months, however, these views would be filtered and would not form the principal focus of views.

The proposed development incorporates substantial provision of public open green space, strengthening links
with the surrounding green infrastructure and providing opportunities for formal and informal recreation. The
layout malintains and enhances pedestrian connectivity by introducing new footpath links connecting to Shaw
Wood, the adjacent footpath links of ARMO09, Armthorpe 6 and through to the Sainsburys supermarket. The
landscape strategy also incorporates landscape mitigation measures that would reduce potential landscape
and visual effects, strengthen the green infrastructure, and contribute towards BNG objectives.

In summary, the proposal site is considered to be well contained in a predominantly urban setting and has
limited visual influence on the wider landscape. The retention of existing vegetation along the AB30, together
with newly introduced green infrastructure, would further integrate the development into its surroundings
and provide enhanced connectivity with the adjoining land uses, whilst also delivering benefits for the local
and wider community. Taking account of the site's baseline characteristics, the likely magnitude of change and
the sensitivity of identified receptors, significant landscape and visual effects are not anticipated. It is therefore
considered that the likely landscape and visual effects would be localised and limited in extent.

Ecology and Biodiversity

6.35

6.36

6.37

6.38

6.39
6.40

The majority of the Site comprised a recently ploughed arable field with one smaller field consisting of other
neutral grassland. A tree lined ditch separated the two fields which connected to another ditch with the
woodland. Several tree lines and scattered individual mature trees were present on Site. The Site was largely
hounded by offsite woodland and tree lines, Small areas of modified grassland, willow scrub, deciduous
woodland and bramble scrub were also present within the boundary.

One Local Wildlife Site (LWS) is present within the Site boundary (Dodge Dike Ponds LWS) and one
immediately on the southern boundary (Shaw Wood LWS), Shaw Wood has also been highlighted as Anclent
Woodland, All areas of the onsite LWS will be retained within the proposals and a minimum of a 15 buffer will
be maintained between the development, the boundary of both LWS and around the Deciduous Woodland
adjacent to the Site. Appropriate landscaping will be implemented to create a buffer zone between these
LWS and the development and to minimise any public access. Enhancements, in the form of habitat creation
and connectivity will be designed as part ef the application and no significant impacts are expected.

It is considered that the development involves no direct loss of irreplaceable habitat and that such indirect
effects (e.g. lighting, noise, recreation and hydrology) are well understood, commonplace, and effectively
mitigated through design and planning controls. These effects can be robustly assessed within a Chartered
Institute of Ecology and Environmental Management (CIEEM)-compliant EclA infarmed by appropriate survey
work (including bats and habitat assessment} and consideration of ancient woodland buffers, and do not
require EJA to be properly evaluated. While an updated baseline and assessment of woodland sensitivity are
appropriate and will be provided, there is no evidence that impacts would be significant or complex enough
to justify EIA, and the issues raised can be fully and proportionately addressed through the standard planning
submission.

Root Protection Zones of all large, mature trees on-Site will be adequately protected in line with B55837:2012
Trees in relation to design, demolition and construction — Recommendations (BSI, 2012).

Two ponds present just outside the Site boundary were negative for GCN in 2025.

Protected species typical of this environment may be present within the Site boundaries, including common
amphibians, reptiles, breeding bird MM and bats. However, the Site was of generally low value for this
species and no significant populations of protected species are anticipated, and no rare or notable species are
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6.41

6.44

6.45

6.46

6.47

considered likely. Standard mitigation and enhancement measures will be built into the scheme and further
surveys will be undertaken te inform this, as appropriate.

In summary, the development is being progressed with an appropriate survey pregramme and will be
supported by a comprehensive Ecological Impact Assessment (EciA) that fully assesses designated sites,
species, habitats and ancient woodland. Standard mitigation measures including retention and protection of
existing habitats, appropriate buffer zones and landscaping, sensitive lighting and reasonable avoidance
measures during vegetation clearance, will adequately mitigate for the low level of ecological risk.

Therefore, given the scale, nature and mitigation potential of the scheme, significant ecological impacts and a
subsequent EIA chapter are not considered necessary,

An Arboricultural Report has been prepared in support of the application, which presents the findings of a tree
survey conducted in accordance with BS 5837:2013.

The site comprises a parcel of agricultural land containing 65 tree features, including 54 individual trees and 11
tree groups and hedges.

The assessment categorised these as follows: -
* 2trees and 1 group deemed unsuitable for retention.
s a5trees and 1tree group of high value; and,
¢ gtrees and 3 tree groups of moderate value, and 28 trees and 6 groups of low value.

The report recommends the retention of high and moderate value trees where possible while lower value
trees may be removed with appropriate mitigation.

The report confirms that there is ancient woodland Immediately adjacent to the site, A 15m buffer has been
incorporated inta the lllustrative Masterplan, in line with the LPA’s comments on the pre-application advice
request,

Heritage and Archaeclogy

6.48

6.49

6.50

6.51

6.52

Baseline

Within the study area there are no World Heritage Sites, Scheduled Monuments, Conservation Areas,
registered Parks and Gardens or Registered Battlefields, There are a number of grade Il listed buildings within
the study area including the Manor House (1151557) ¢. 300m to the north within a modern housing estate, a
milepost (1258524) ¢. 1.3km to the northwest and the Church of St Mary (1314821). The church lies c.2.1km
to the south within the historic core of Armthorpe.

Aerial photographs take in the 1960s (1434317) determined the presence of Iron Age/Roman trackway and
field boundartes within the Site, These fitinto a wider pattern of field systerns that are recorded across the
area.

Inresponse to the presence of crop marks a geophysical survey was undertaken by Magnitude Surveys in May
2026. This determined the existence a part of a Romano-British Brick field system identified which comprises
numerous rectilinear and curvilinear enclosures, together with a double-ditched trackway. In addition to this
linear, curvilinear, and discrete anomalies forming internal enclosures have been recorded. Agricultural
anomalies were recorded including former field boundaries, ridge and furrow, and modern ploughing regimes.
The survey also determined the presence of natural anomalies which infer variaticns in bedrock composition,
probably formed as a result of deposition and weathering processes,

Assessment

With regards to built heritage, it has been determined that there would be no harm to the significance, within
setting, of any asset, due to lack of intervisibility and distancing from the Site.

The development proposal will impact on the Iron Age/ Romano-British settlement activity recorded
however, this would be preserved in part by preservation by record and preservation in situ through
safeguarding some areas via landscaping and BNG.
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6.53

6.54

6.55

Noise

6.56

6.57

6.58

6.59

A programme of trial trenching will be undertaken as a condition of the planning application to further
investigate the archaeological features recorded. These works will be discussed and agreed with the
Archaeclogical Advisor to the Statutory Authority and will be undertaken prior to alt groundworks.

Mitigation will be undertaken following the trenching to preserve by record those archaeological features that
cannot be preserved in situ. After mitigation there will be some harm to the archaeological resource but this is
considered to be at the lower end of the scale.

It is BWB's opinion that Heritage be scoped out of any ElA requirement.

A Noise impact Assessment {NIA) has been prepared in support of the application. A baseline noise survey
was undertaken in March 2026 with the subsequent assessment work being undertaken in accordance with
current standards, acoustic guidance and following consultation with CDC.

Following site observations, it has been determined that road traffic along the 5630 is the primary source of
noise influencing the site’s acoustic climate. The Sainsbury’s supermarket is located immediately west of the
site and shall be assessed regarding its operation and any contributing noise. The nearby South Yorkshire
Joint Railway has also been considered.

As the exact location of the dwellings is unknown at this time, mitigation has been suggested in outline terms
only. It is considered that the internal and external noise levels could meet the requirements of BS 8233 with
appropriate mitigation in place. In summary: -

e Localised noise barriers are likely required for any garden areas nearest to, and with direct line of
sight to the A630.

e Fora number of proposed dwellings located near to andjor with direct line of sight to the A630,
enhanced glazing and ventilation is likely required. For dwellings furthest away from the AG30, open
windows as a ventilation strategy is likely suitable.

s  Some dwellings are expected to exceed the nolse level criteria given in Approved Document O, and
therefore, the simplified methed cannot be applied due to the influence of external noise.
Consequently, dynamic thermal modelling, following the procedures of CIBSE TM5g9, is required to
assess the risk of overheating under realistic occupancy and environmental conditions.

Based on the above, it Is considered that the site is suitable for the proposed residential development from a
noise impact perspective.

Air Quality

6.60

6.61

6.62

6.63

An Air Quality Assessment (AQA) has been prepared in support of the application. The AQA confirms that the
site is not located within an Air Quality Management Area (AQMA). The nearest AOMA to the site are AQMA
no.1 and AQMA no.3, located approximately 3.7km and 3.4km southwest of the site respectively. The Air
Quality Management Areas were designated by CDC for exceedances of the annual mean nitrogen dioxide air
guality abjective.

A qualitative construction phase dust assessment was undertaken in accordance with Institute of Air Quality
Management and measures were recornmended to minimise activities during construction activities. With the
implementation of these mitigation measures the effect of construction phase dust emissions was considered
to be *not significant’.

A detailed operational phase road traffic emissions assessment was undertaken to consider the impact of
development-generated road traffic on local air quality at identified existing receptor locations. The proposed
development was not predicted to result in any exceedances ofthe current relevant air quality objectives and
the impact of the development with regard to these objectives was predicted to be ‘negligible’ in accordance
with guidance. Therefore, the effect of the proposed development is considered not significant.

A damage cost calculation has been undertaken to quantify the health cost of the proposed development. It is
expected that the proposed mitigation would exceed the calculated damage cost.
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6.64  Pollutant concentrations were also predicted across the site to consider its suitability for the proposed
sensitive end uses. Concentrations of nitrogen dioxide and particulate matter were predicted to be below the
relevant air quality objectives within the site boundary; therefore the site was considered suitable for the
proposed sensitive users. Pollutant concentrations in the vicinity of the site are currently below air quality
objectives. Therefore, ne further mitigation is required for the proposed development to be considered
acceptable.

6.65 M istherefore considered that there are no constraints to the development in the context of air quality.

Ground [nvestigation

6.66 A Geoenvironmental Desk Study has been prepared for this site to evaluate the baseline environmental and
geological conditions,

6.67  The Desk Study included an inspection of historical and geological maps and information provided by the
British Geological Survey, the Landmark Information Group, QGIS, and the Environment Agency. In addition,
a site inspection has been carried out.

6.68  Anlntrusive Ground Investigaticns will be conducted post-scoping to confirm ground cenditions and inform
foundation design.

6.69  Thehistorical OS maps inspacted indicate the site has had continuous agricultural use, with no pravious
development (other than a farmyard in the east) recorded.

6.70  British Geological Survey (BGS) mapping indicates that the southwest of the site is underlain by Glacial drift
soils - firm/stiff clay, interbedded with Sand & Gravel. At greater depth, the entire site is underlain by
Sherwood Sandstone bedrock, likely completely weathered near-surface to a gravelly Sand.

6.72  Inhydrelogical terms, the superficial deposits are designated Secondary Undifferentiated aquifer, and
bedrock is Principal aquifer, The site is located within a groundwater Source Protection Zone (SPZ3).

6.72 Beyond being disturbed by new infrastructure (sewers etc) and foundatiens, ground does not change
following development and therefore the proposed development does not have the potential to generate any
significant Ground Conditions effects.

Minerals

6.73  Adesk-based Minerals Impact Assessment (MIA) has been prepared based on available geological and
mineral resource data, in accordance with national and local planning policy.

6.7  The Assessment confirms that a narrow strip of potential mineral resource is shown to occur along the eastern
boundary of the slte. The strip, together with a 250m buffer zone, is within a Mineral Safeguarding Area for
sand and gravel.

6.75  Available data indicates the strip forms part of an extensive deposit of sand and gravel to the east of Mere
Lane. The strip occurring within the site is insufficiently wide to be considered a mineral resource in any
practical sense.

6.76 The wider deposit to the east and southeast of Mere Lane is sterilised by existing residential development
within the settlement of Armthorpe. The existing residential development and proposed new dwellings to the
east of the site, sterilises any potential the resource may have had if shown to occur over a wider area.

6.77  The MIA concludes that the proposed residential development meets one or more of the Policy 61 (B) criteria
allowing non-mineral development to occur within the Mineral Safeguarding Area.

6.78  Assuch, itis considered that EIA is not required in relation to minerals.

Agricultural Land Classification

6.79  Land Drainage Consultancy Ltd {LDC} has undertaken a detailed soil survey across the site to establish the
baseline conditions and the likely significant effects of the proposed residential development with respect to
the site’s Soil and Agricultural Land Classification (ALC) Grades to Inform the EIA (Environmental Impact
Assessment) screening process.
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6.80

6.81

6.82

6.83

6.84

6.85

6.86

6.87

6.88

6.8q
6.90
6.91

6.92

Surveys were undertaken in accordance with the methodology detailed in the “Agricultural Land
Classification of England and Wales: Guidelines for grading the quality of agricultural land (JPo6g)” (Defra,
Welsh Government and Natural England, 2025) and Technical Information Note TINo4g (Natural England,
2012).

Baseline

The applicant has conducted a detailed Agricultural Land Classification survey at the site based on 31 auger
surveys located on an approximately 100 m grid. At each location soil profiles were examined using a hand-
held Dutch auger to a maximum depth, where possible of 1.2 m. Information on topsoil depth, subsoil
horizons, soil texture, stone content and drainage characteristics were recorded. Field observations were
made according to the Soil Survey Field Handbook, Technical Monograph No 5, Harpenden, 1994.

The proposed site is 30.2 ha, of which 29.3 ha is occupied by agricultural land. The remainder of the site is
considered urban due to existing hardstanding and buildings associated with Grange Farm.

Detailed surveys broadly align with predictive mapping. The baseline surveys identified 19.6 ha (64.9% of the
proposed site) to be occupied by BMV-status ALC Subgrade 3a and 9.7 ha (32.2% of the proposed site) to be
occupied by non-BMV ALC subgrade 3b. In Environmental Impact Assessment (EIA) terms, these grades are
considered high and medium sensitivity, respectively.

Where land is composed of heavy clay textures, land is limited by soil wetness to ALC subgrade 3b. This
occupies the area to the southwest (Field 3), intended to remain as open space on the illustrative masterplan.

Across the area proposed for residential buildings, soils are composed of sandier textures, limited by the
varying degree of soil droughtiness, resulting in ALC grades of both ALC subgrade 3a and 3b in this area.

The averall summary of ALC grades found at the site are shown below in Table 1.

ALC Grade Area(ha) % Site Area
Subgrade 3a 19.6 64.9
Subgrade 3b 9.7 32.2

Urban 0.9 2.9

Total 30.2 100.0

A number of detailed ALC surveys have been completed in this area and immediately neighbouring the site.
Within a 10km area of the site, land has been graded as predominately ALC subgrade 3b, with smaller
inclusions of better draining Grade 2, and subgrade 3a to the east and south of the site.

The distribution of grades on the site is not dissimilar to that found in the immediate vicinity, albeit the
proportions of each grade differ slightly from these surveys. These results are not unexpected given the
relatively low rainfallin this area and the predominance of sandy soils, susceptible to droughtin this
geographical region.

Harm
At this site it is expected that 24.58 ha of the 29.3 ha of agricultural land will be lost to development.
The entirety of the 19.6 ha ALC subgrade 3a (Best and Most Versatile status) is expected to be lost.

The total quantity of Best and Most Versatile land is less than the 20 ha statutory trigger of consultation with
Natural England, although this alone does not negate the need for an EIA,

Mitigation

For the purpases of screening, the following design assumptions have been made and expected to be
incorporated as part of mitigation:
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e Toavoid loss, 4.72 ha of Subgrade 3k land is to be retained as open space, enabling continued soil
function and maintaining the potential for low intensity agricultural use.

¢ Toreduce harm, the loss of agricultural land is limited to the site itself and does not result in
fragmentation of a wider agricultural land block or the loss of a rare or strategically important soil
resource, It is assumed that access to the open space will be maintained via the main site, facilitating
future agricultural reversion.

» Toreduce harm, all topsoil will be reused on site to mitigate against the loss of soil function.

*  Tomitigate against harm, infoermation from the soil rescurce assessment will be used to formulate a
site-specific sofl management plan. During construction, standard soil handling and management
measures will be implemented in accordance with Defra‘s Construction Code of Practice for the
Sustainable Use of Soils on Construction Sites, These measures will ensure that topsoil and subsoil
are appropriately stripped, stored, protected, and reused within the development, thereby
safeguarding soil quality and minimising avoidable degradation,

s The retention of the Subgrade 3b land supports the conservation of soil functions and provides
opportunities for beneficial reuse of soils within landscape areas.

¢ Toreducethe residual effect on BMV land further, a proportion of the soil resources from the better
guality ALC subgrade 3a land would be expected to remain in place for softer landscaping and
residential open space. This amounts to approximately 2.09 ha to the northeast, which will form a
wider area of soft landscaping that has the ability to retain agricultural productivity, albeit on a small
scale, if required. However, at this stage, the 2.09 ha has not been included within quantification of
the magnitude of impact.

6.93  Theoverallimpact of the propoesed scheme has been quantified in Table 2.

ALC Grade Permanent Loss (Ha) Retained with agricultural potential (Ha)
Subgrade 3a 19.60 0.00
Subgrade 3b 4.98 472
Total 24.58 £.72
Conelusion

6.94  Theloss of Best and Most Versatile agricultural land is below the 20 ha Natural England statutory consultation
threshold and effects are localised within the site. Taking account of the retained lower-grade land, the
availability of soil management mitigation and the limited likelihood of achieving complete BMV avoidance
on alternative sites in the geographical area, the effect on agricultural land is not considered likely to be
significant in EIA terms. An Environmental Statement is therefore not considered necessary in respect of
agricultural land classification and soil resources.

6.95  However, national and local policy afford the 19.6c¢ ha of BMV land a degree of protection. A high standard of
soil handling, reuse, reinstatement and safeguarding should therefore be secured through best-practice soil
handling measures and a detailed scil management plan, informed by the baseline survey undertaken by LDC.

7. Other Information
7.1 Following on from addressing points (h), () and (d}, Requlation 6(z) of the EIA Regs requires: -

such other information or representations as the person making the request may wish to provide or make,
including any features of the proposed development or any measures envisaged to avoid or prevent what might
otherwise have been a significant adverse effect on the environment.
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7.2

The below section details the supporting information which is being prepared to prevent any adverse effects
from the proposed development. The key reports which will form part of the planning application submission
are detailed below.

«  Health Impact Assessment — will set out the likely effects of the proposed development on health
and wellbeing and provide recommendations to offset adverse effects.

o Ecological Impact Assessment — will set out the likely ecological receptors and provide
recommended mitigation measures to reduce { avoid significant adverse environmental effects.

e Biodiversity Net Gain Assessment —will establish the pre-development baseline of the site and
ensure that a 10% net gain can be achieved in line with the requirements of the Environment Act
2021,

+ Flood Risk Assessment and Drainage Strategy — will ensure the development is made safe for its
lifetime without increasing flood risk elsewhere.

+  Agricultural Land Classification Survey Report —will determine the Agricultural Land Classification
grading of land and recommend any mitigation required to offset adverse effects.

¢  Mineral Impact Assessment —will consider the quantity and quality of mineral deposits beneath the
site,

e Preliminary Geo-Environmental Investigation — will establish any geo-environmental constrains
and recommend mitigation required to offset adverse effects.

o Transport Assessment — will consider the impact of the development proposals on the highway
network and identify mitigation where required.

« Travel Plan — will be prepared to accompany the planning application which will take a vision-led
approach to development, seeking to create a place where walking and cycling are prioritised.

«  Arboricultural Report and Impact Assessment —will evaluate the potential impact of the
development proposals on existing trees and provide mitigation measures to ensure that trees are
not harmed during or after the development.

o Noise Impact Assessment — will assess the potential impact of the external noise climate on the
proposed residential development and provide recommendations to offset adverse effects.

s Air Quality Assessment — will set out the likely effects on air quality associated with the proposed
development and recormend any mitigation required to offset adverse effects.

Selection Criteria for Screening Schedule 2 Development

Regulation 5{4) Schedule 3 sets out the selection criteria for screening Schedule 2 development. When
screening Schedule 2 projects, the local planning authority must take account of the selection criteriain
Schedule 3 of the 2017 Requlations (not all the criteria will be relevant). These are assessed below: -

Characteristic of Development

8.2

83

8.4

8.5

The characteristics of development must be considered regarding: -
a. the size and design of the whole development;

The site extends to 25.9 hectares, and the proposed development comprises an outline planning application
for the erection of residential dwellings, care home and nursery and the change of use of existing buildings te
flexible Class E { F2 use, with all matters reserved except access into the site (but not within}.

The illustrative Masterpian (Appendix 2) shows how the development could come forward.
b. cumulation with other existing development andfor approved development;

The site is located in proximity to a number of recently approved developments, which will be considered
within technical reports submitted in support of the application where relevant.
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8.6

8.7

8.8

8.9

8.10

8.11

8.2

8.13

¢ theuse of natural resources, in particular land, soil, water and biodiversity;

A MIA has been prepared which will be submitted in support of the forthcoming planning application. The
MIA concludes that the proposed residential development meets one or more of the Policy 61 {B) criteria
allowing non-mineral development to occur within the Mineral Safeguarding Area {MSA).

In terms of land, an Agricultural Land Classification Survey Report (ALCSR) will be prepared and submitted in
support of the application, which will determine the Agricultural Land Classification {ALC) grading of the site
and recommend any mitigation measures required to offset adverse effects.

In terms of biodiversity, BWB are preparing an Ecological Impact Assessment (EclA) will set out the likely
ecological receptors and provide recommended mitigation measures to reduce / avoid significant adverse
environmental effects. A Statutory Biodiversity Metric and Report will also be prepared to ensure that a 10%
net gain can be achieved in line with the requirements of the Environment Act 2021,

d. the production of waste;
A CEMP will be prepared which will detail how waste will be managed on site during the construction phase,

Once operational, the development will make satisfactory arrangements for the storage and collection of
waste and recycling.

e. polivtion and nuisances;

An AQA and NIA will be prepared in support of the application which will provide an assessment of likely
effects on air quality and noise in relation to the proposed development and recommend mitigation measures
to offset any adverse effects.

f. therisk of major accidents andfor disusters relevant to the development concerned, including those
caused by climate change, in accordance with scientific knowledge; and,

The risk of major accidents and/or disasters relevant to the development proposal is unlikely. The
development will be planned for in ways that avoid increased vulnerability to the range of impacts arising
from climate change and help to reduce greenhouse gas emissions.

g. the risk to human health (for example, due to water contamination or air pollution).

As discussed in section {e) above.

Location of Development

8.1z

8.5

8.16

8,17

8.8

The environmental sensitivity of geographical areas likely to be affected by development must be considered,
with regard, to: -

a. Theexisting and approved land use;
The site currently comprises predominantly of agricultural fields, with agricultural outbuildings located
towards the eastern side of the site accessible from Mere Lane.

b.  The relative abundance, availability, quality and regenerative capacity of natural resources
{including soil, land, water and biodiversily) in the area and its underground;

The proposed development will provide apen space and will deliver 10% biadiversity net gain, in line with the
requirements of the Environment Act.

An ALCSR will be submitted as part of the application, which will determine the ALC of land and recommend
any mitigation required to offset adverse effects,

An MIA has been prepared which will be submitted in support of the forthcoming planning application. The
MIA concludes that the proposed residential development meets one or more of the Policy 61 (B) critetla
allowing non-mineral develepment to occur within the MSA,

¢.  The absorption capacity of the natural environment, paying particular attention to the following
areqs: -

1. Wetlands, riparian areas, river mouths;

ii. Coastal zones and the marine environment;
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8.19

93

9.4

9.5

iif. Mountain and forest areas;

iv. Mature reserves and parks;

v, European sites and other areas classified or protected under national legisiation;

vi, Areas in which there has already been a faiture to meet environmental standards, laid down in
union legistation and relevant to the project, or in which it is considered that there is sucha
failure;

vil. Densely populated areq;

viif. Landscapes and sites of historical, cultural or archaeological significance.

Regarding (c) (i) to {viii) it is not considered that any of these areas will be affected by the development
proposals.

Although the development proposals may result in some localised effects, as described above, these are all
considered to be restricted to the site itself and the immediate vicinity, The information presented above has
also demonstrated how further assessment though the supperting information to accompany the application
and necessary mitigation measures can be adopted to reduce the effects to within acceptable limits or
prevent them completely, As such, it is not considered that there will be any residual significant
environmental effects.

Summary and Conclusions

On behalf of aur client, we formally request a screening opinion from the Council to determine whether the
proposed development constitutes EIA development.

Our request for a screening apinion has been prepared to provide relevant information to assist the Councilin
the consideration of its screening opinion. The request has provided a description of the site and its
surroundings, a summary of the proposed development and evaluation of potential effects on the
environment.

The proposed development falls within Schedule 2 development as defined in the EIA Regulations. However,
the assessment set out above demonstrates that there would be no likely significant effects on the

environment and therefore EIA is not required.

From these Regulations, we note that the local authority has three weeks (beginning from the date of receipt)
to form a screening opinion and to provide the main reasans for this opinion having regard to the relevant
criteria listed in Schedule 3. If adopting a negative screening opinion, we note that the Council must also state
any features of the proposed development and measures envisaged to avoid and prevent what might have
otherwise been, significant adverse effects on the environment.

We consider the information referred to above is sufficient to enable you to provide your screening opinion,
though should you require further details or clarification then please do not hesitate to contact us.
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Appendix 1. Site Location Plan
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Appendix 2. Hlustrative Masterplan
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EXRWETY

PLANNING STATEMENT

Proposed Change of Use from a Dwellinghouse (Use Class C3) to a Children’s
Care Home (Use Class C2)

3 The Crescent, Armthorpe, Doncaster, DN3 3LJ

1. Introduction

This Planning Statement has been prepared in support of a full planning application
for the proposed change of use of the existing dwellinghouse at 3 The Crescent,
Armthorpe, Doncaster, DN3 3LJ from a dwellinghouse within Use Class C3 to a
small children’s care home within Use Class C2 of the Town and Country Planning
(Use Classes) Order 1987 (as amended).

The proposed home would provide residential accommodation and care for a
maximum of two children or young people aged between 8 and 17 years, with two
members of care staff present at any given time.

The children accommodated at the property would have learning disabilities and/or
autism and would receive care and support appropriate to their individual assessed
needs.

No extensions or external alterations to the dwelling are proposed as part of the
application. The existing residential appearance of the property would therefore be
retained.

The proposed development represents a small-scale residential care use which
would continue to operate within a domestic environment. The purpose of this
Planning Statement is to demonstrate that the proposed change of use is acceptable
in principle and would not result in unacceptable impacts upon residential amenity,
the character and appearance of the area, highway safety or parking.

The application is supported by a Locational Risk Assessment which considers the
suitability of the property and surrounding area and identifies appropriate measures
to manage environmental, social, safeguarding, transport and operational matters
associated with the proposed children’s home.

2, Site and Surrounding Area

The application property is located at 3 The Crescent, Armthorpe, Doncaster, DN3
3L.J.
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The property is situated within an established residential area of Armthorpe. Its
setting is predominantly residential in character and the proposed use would
therefore remain within a residential environment.

The site benefits from access to a range of local services and facilities capable of
supporting the day-to-day needs of the children living at the property and the staff
responsible for their care.

Educational facilities within the surrounding area include Tranmoor Primary School,
approximately 0.2 miles from the property; Southfield Primary School, approximately
0.3 miles away; Our Lady of Sorrows Catholic Voluntary Academy and The
Armthorpe Academy, approximately 0.7 miles away; Shaw Wood Academy,
approximately 0.8 miles away; and Heatherwood School, approximately 1.5 miles
away, which provides specialist educational provision.

The availability of both mainstream and specialist education within the wider area is
a positive characteristic of the location. The appropriate educational placement for
each child would be determined according to their individual needs and any relevant
education and care plans.

Healthcare facilitieé are also readily accessible. White House Farm Medical Centre is
approximately 0.5 miles from the property, with other GP facilities available within the
wider area. Doncaster Royal Infirmary is approximately 2.5 miles away.

The surrounding area also provides access to parks, recreational facilities, shops
and other community facilities. These include Wicket Hern Road Recreation Ground,
Armthorpe Pit Top Park, Armthorpe Park and Armthorpe Miners Welfare Sports
Club.

The location therefore provides children living at the home with reasonable access to
education, healthcare, recreation and everyday community facilities, supparting their
integration into the local community.

3. Proposed Development

Planning permission is sought for:
Change of use of the existing dwellinghouse (Use Class C3)to a children’s
care home (Use Class C2) providing residential accommodation and care for
a maximum of two children aged 8-17 years, with two members of care staff
present at any given time, with no external alterations.

The proposed children’s home would provide a stable, safe and supportive domestic
environment for the children accommodated at the property.
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The home would accommodate no more than two children at any one time.
Two members of staff would be present at the property at any given time to provide
appropriate supervision, care and support.

The property would operate as the children’s home and their day-to-day living
arrangements would broadly reflect ordinary domestic life. Depending upon their
individual needs, children would attend appropriate educational provision and
participate in recreational, educational and community activities.

There would be no institutional external appearance associated with the proposed
use. No extensions or alterations to the external appearance of the property are
proposed.

The scale of occupation would therefore remain modest and the physical character
of the property as a dwelling within a residential street would be maintained.

4. Nature and Management of the Children’s Home
The proposed home is intended to provide accommodation for children and young
people with learning disabilities and/or autism.

The care and supervision pravided would be tailored to each child's individual
circumstances and assessed needs.

Staff would be appropriately recruited, vetted, trained and supervised. Relevant
training would include safeguarding, autism and learning disabilities, communication,
first aid, emergency procedures and behaviour support.

Individual safeguarding and risk assessments would be undertaken for each child.
Where necessary, individual behaviour support plans would also be prepared.
The operation of the home would include appropriate procedures relating to
safeguarding, missing children, online safety, medical emergencies, behaviour
management and community activities.

The property would therefore be professionally managed while maintaining a
domestic and family-style living environment,

The children’s home would be required to operate within the separate regulatory
framework applicable to children’s residential care, including registration and
oversight by Ofsted.

5. Planning Policy Context

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning
applications to be determined in accordance with the development plan unless
material considerations indicate otherwise.

3
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5.1 National Planning Policy Framework
The National Planning Policy Framework is a material consideration in the
determination of the application.

National planning policy seeks to create sustainable, inclusive and safe places and
requires planning decisions to consider the housing and accommodation needs of
different groups within the community.

5.2 Written Ministerial Statement of 23 May 2023 — Planning for
accommodation for looked after children.

Particular weight should also be given to the Government's Ministerial Statement
which confirms the Government's commitment to supporting the development of
accommodation for looked after children and its delivery through the planning
system.

The Government has expressly recognised the importance of ensuring that the
planning system does not become an unnecessary barrier to the provision of suitable
homes for vulnerable children.

The provision of an appropriately located, small-scale children’s home therefore
attracts positive weight within the planning balance.

4.3 Doncaster Local Plan 2015-2035

The Council has commenced preparation of a replacement Local Plan. However,
until that plan progresses through the statutory plan-making process and replaces
the existing Local Plan, the adopted Doncaster Local Plan remains the principal local
planning policy document relevant to the determination of this application.

Relavant considerations include policies relating to residential development,
residential amenity, design and character, accessibility, sustainable transport and
highway safety.

Of particular relevance is Policy 10, which supports rasidential development within
Residential Policy Areas subject to, amongst other matters, the provision of an
acceptable level of amenity for existing and future residents, protection and
enhancement of the qualities of the existing area and compliance with other relevant
deveiopment plan policies.

The proposal would retain the established residential character of the property and
would introduce a residential care use of modest scale within an established
residential area.

4
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The proposal should also be considered against the Local Plan policies relating to
sustainable transport and accessibility, including Policy 13 — Promoting
Sustainable Transport in New Developments.

6. Principle of Development

The application site is an existing residential property situated within an established
residential community.,

Although the proposal involves a change from Use Class C3 to Use Class C2, the
fundamental function of the property would remain residential.

The proposal would provide a home for two children, supported by two members of
staff at any given time. The chiidren would live at the property and undertake
ordinary day-to-day activities associated with residential occupation, including
attending education, eating meals, undertaking recreational activities and
participating in the wider community.

The proposal would therefore differ significantly from a larger institutional residential
facility.

The modest number of children and staff is particularly relevant when considering
the intensity and character of the proposed use.

There wouid be no external alterations and consequently no physical indication
within the street scene that the property was operating as a children’s home.

The site is also well located in relation to facilities required by the children. Schools,
specialist educational provision, healthcare, recreation, shops, public transport and
emergency services are all available within the surrounding area.

The principle of establishing a small-scale residential children’s home in this location
is therefore considered acceptable.

7. Character and Appearance

No extensions or external alterations are proposed.

The existing appearance of the dwelling would therefore remain unchanged.
The proposal would not introduce an institutional form of development or any

physical feature that would distinguish the property materially from neighbouring
residential properties.
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The residential character and appearance of both the application property and the
wider street scene would consequently be preserved.

The proposal is therefore considered compatible with the character of the
surrounding residential area.

8. Residential Amenity

A central consideration is whether the proposed use would materially affect the living
conditions of neighbouring residents through noise, disturbance, increased activity or
additional comings and goings.

The proposed home would accommodate only two children, supported by two
members of staff at any given time.

This represents a modest level of occupation.

The home would operate within a managed residential environment. Staff would be
present to supervise the children and manage the day-to-day operation of the

property.

The Locational Risk Assessment identifies community relations as an operational
consideration and provides measures to ensure that the home operates ina
considerate manner. The operator would seek to maintain positive relationships with
neighbours and respond appropriately to any concerns.

Professional visits from social workers, healthcare professionals, education
professionals, therapists and other professionals would normally be arranged in
advance. Appointments would be coordinated where practicable to avoid
unnecessary simultaneous visits.

The small number of residents, the presence of frained staff, management of
professional visits and domestic nature of the children’s day-to-day activities would
ensure that the proposed use would not result in an unacceptable level of noise or
disturbance.

The proposal would therefore preserve an acceptable standard of residential amenity
for neighbouring occupiers.

9. Highways, Parking and Accessibility

The application property benefits from space for approximately four small cars within
the site.
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This represents a substantial level of off-street parking relative to the modest scale of
the proposed children’s home.

There would be two members of staff present at any given time. Consequently, even
where both members of staff travelled independently by car, sufficient on-site parking
would remain available.

Staff would nevertheless be encouraged to use public transport where reasonably
practicable and car sharing would also be encouraged.

The property benefits from access to local bus services within Armthorpe, with bus
stops approximately 0.3 miles from the property.

Professional visits would normally be pre-arranged. Professionals would also be
encouraged to use public transport where reasonably practicable and appointments
would be coordinated to avoid unnecessary simultaneous vehicle movements.

At least one staff vehicle would remain available for emergencies and essential
transportation requirements.

The operator would manage the parking spaces to ensure that vehicles associated
with the home do not obstruct neighbouring properties, footways or highway access.
Given the availability of approximately four on-site parking spaces, the modest
staffing arrangements and accessibility of public transport, the proposed
development would not be expected to result in unacceptable additional parking
pressure or harm to highway safety.

10. Safeguarding and Suitability of the Location

The accompanying Locational Risk Assessment provides a detailed consideration of
the suitability of the location for the proposed children’s home.

Potential risks considered include road safety, safeguarding and vulnerability,
community relations, staffing, medical emergencies, behavioural incidents and
outdoor/community activities.

Appropriate mitigation measures have been identified. These include:
« individual safeguarding and risk assessments,
o trained and vetted staff,
» behaviour support plans where required,
» missing-child procedures,
*+ online safety arrangements, appropriate community supervision,
* liaison with social workers and safeguarding professionals and
¢ clear incident reporting procedures.



The surrounding area provides access to mainstream and specialist educational
facilities, GP services, Doncaster Royal Infirmary, recreational facilities, shops,
public transport and emergency services.

The location therefore provides an appropriate environment in which the children’s
educational, healthcare, recreational and social needs can be met.

11. Relevant Appeal Decision

Material support for the proposal can also be drawn from Appeal Decision
APP/X1735/W/25/3367889 — 43 Prospect Lane, Havant, dated 17 November 2025.
That appeal concerned a full planning application for a change of use from a
residential dwelling (Use Class C3) to a small children’s home (Use Class C2).

The Inspector allowed the appeal and granted planning permission.

The children's home considered in that case accommodated up to three children
aged 10-16, with no more than two members of staff present at any one time. No
physical changes to the internal layout or external appearance of the property were
proposed.

The Inspector considered the residential nature and modest scale of the operation
and concluded that the proposed change of use was acceptable in principle.

Of particular relevance, the Inspector found that the arrival and departure of two
daytime members of staff could be comparable to the movements associated with
two working parents. Although some additional staff movements and professional
visitors could oceur, the Inspector concluded that the proposed occupancy would not
result in unacceptable impacts upon neighbouring amenity.

The Inspector also considered parking provision and was satisfied that parking
capable of accommodating two staff vehicles was sufficient where two staff were
likely to be present per shift,

The present application is of an even smaller residential scale, involving only two
children and two members of staff at any given time, with approximately four on-site
parking spaces available.

The appeal decision therefore provides relevant support for the conclusion that a
carefully managed, small-scale children’s home can operate successfully within an
established residential area without unacceptable effects upon neighbouring amenity
or highway conditions.

12. Biodiversity Net Gain



/

- \ \ ’/ .' K SR LV EspEcT

SR
B3 UL Y BT L, P3N AT AT (00 770 78 J)

The proposal relates solely to the change of use of the existing dwelling and does
not involve extensions, external alterations or physical works affecting the garden or
other habitat.

Accordingly, no habitat would be affected by the development.

The proposal is therefore expected to falt within the applicable de minimis exemption
from mandatory Biodiversity Net Gain, subject to confirmation through the application
documentation,

13. Planning Balance
The proposed development would provide a small, appropriately managed home for
two children who require residential care.

Positive weight should be attached to the social benefit arising from providing
appropriate accommodation for vulnerable children within an established community
with good access to education, healthcare, recreation and public transport.

The proposal is deliberately modest in scale.

Only two children would live at the property and only two members of staff would be
present at any given time.

No external alterations are proposed and the property would retain its existing
residential appearance.

The operational arrangements would ensure that staff movements, professional
visits, parking and day-to-day activities are appropriately managed.

Approximately four off-street parking spaces are available within the site and the
property is accessible by public transport.

The accompanying Locational Risk Assessment demonstrates that safeguarding,
road safety, behavioural, medical and community risks have been considered and
can be appropriately managed.

There is therefore no identified material planning harm which would outweigh the
social and community benefits associated with the provision of the children's home.

14. Conclusion
Planning permission is sought for the change of use of 3 The Crescent, Armthorpe

from a dwellinghouse within Use Class C3 to a small children’s care home within
Use Class C2.



C VTRE

(SR ERERULT

The home would accommodate a maximum of two children aged between 8 and 17
years, supported by two members of staff at any given time.

The proposal would remain residential in character and would provide a domestic,
famity-style environment for the children.

No external alterations are proposed and consequently there would be no adverse
effect upon the character or appearance of the property or surrounding street scene.
The level of occupation is modest and the home would be professionally managed.
The proposed staffing and management arrangements would ensure that noise,
visitors and other activities associated with the home are controlled so as to protect
neighbouring residential amenity.

The site provides approximately four off-street parking spaces and benefits from
access to public transport. Accordingly, the proposal would not result in
unacceptable parking pressure or highway safety impacts.

The site is also appropriately located in relation to schools, specialist education,
healthcare, recreation, shops and other community facilities.

The proposal would make a positive contribution towards meeting the need for
suitable accommodation for vulnerable children and is consistent with the
Gavernment's objective of ensuring that the planning system supports appropriate
accommodation for locked after children.

Taking the development plan and all other material considerations into account, the
proposal represents an appropriate and sustainable use of the existing property and
would not result in unacceptable planning harm.

It is therefore respectfully requested that planning permission be granted, subject to
any reasonable and necessary planning conditions.

Prepared by: Sibongile Diya

Position:  Registered Manager/Director

Date: 25 August 2026

10
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MANAGEMENT PLAN
Proposed Children’s Care Home — Use Class C2
3 The Crescent, Armthorpe, Doncaster, DN3 3LJ

Applicant / Care Provider: Hope Health Kare Limited

1. Purpose

This Management Plan accompanies the planning application for the change of use
of 3 The Crescent from a dwellinghouse (Use Class C3) to a small children’s care
home (Use Class C2).

The home would be operated by Hope Health Kare Limited and would provide a
safe, stable and supportive domestic environment for a maximum of two children
aged between 8 and 17 years.

No external alterations are proposed. The property would retain its existing
residential appearance and would operate as a small-scale household rather than an
institutional facility.

2. Children and Care Needs

The home would accommodate a maximum of two children at any one time, aged 8-
17 years.

The children would have learning disabilities and/or autism and may have associated
communication, sensory, emotional, behavioural or daily-living support needs.

Some children may have complex needs. However, a placement would only be
accepted where an assessment confirms that the child's individual needs can be
safely and appropriately met within the home.

1



Before admission, Hope Health Kare Limited would review relevant information from
the referring authority and other professionals, including care plans, social care
assessments, education and healthcare information, safeguarding information,
behavioural information and identified risks.

individual care plans, safeguarding assessments and risk assessments would be
prepared and regularly reviewed. Behaviour support pians would be implemented
where required.

3. Referrals and Admissions

Referrals are expected principally from local authorities, children's social care
departments and commissioning authorities seeking appropriate residential
placements.

Referrals may involve social workers, education professionals, health professionals
and other agencies involved in the child's care.

Hope Health Kare Limited would undertake an assessment before accepting any
placement. A child would not be admitted simply because accommodation is
available. Consideration would be given to the child's needs, risks, compatibility with
any other child at the home, staffing arrangements and the suitability of the property.

4. Staffing and Management

The home would normally have two care staff present at any one time.

A typical staffing arrangement would comprise:

08:00-20:00 — two care staff on duty; and
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20:00-08:00 ~ two care staff on duty.

The precise staffing arrangements may be adjusted where required by the individual
needs of the children and the relevant regulatory requirements.

Staff would be appropriately recruited, vetted, trained and supervised. Training would
include safeguarding, autism and learning disabilities, first aid, medication,
emergency procedures, behaviour support, missing-child procedures, online safety
and other relevant areas.

Management

The management and supervision of staff would principally be undertaken from
Hope Health Kare Limited's office in Doncaster, DN1 2QP.

The office would provide management support, staff supervision, administration,
compliance monitoring, care planning oversight and operational support.

The Registered Manager would have overall responsibiiity for the home and would
occasionally visit the children's home to monitor its operation, meet staff, review care
arrangements and undertake management duties.

The Registered Manager's visits would be occasional and would not result in an
additional permanent member of staff being based at the property.

5. Day-to-Day Operation

The home would function as an ordinary domestic household.

Weekdays

A typical weekday would involve:
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Morning personal care, breakfast and preparation for school or other education.

Children attending school, specialist education, college, appointments or other
planned activities where appropriate.

During the daytime, staff undertaking normal care and household duties, including
meal preparation, cleaning, laundry, administration and care planning.

After school, children returning home and undertaking homework, hobbies,
relaxation, recreational activities or appointments.

Evening meals and ordinary domestic activities such as watching television, hobbies
and personal care.

Individual bedtime routines and overnight supervision.

The exact routine would vary according to each child's care plan, education and
individual needs.

At weekends and during school holidays, children may participate in local walks,
parks, shopping, sports, leisure activities, community activities, appointments and
occasional day trips.

Activities would be appropriately supervised and planned according to individual risk
assessments.

6. Community Activities

Children would be encouraged, where appropriate, to participate in normal
community activities to support social development, independence and integration.

Activities may include visiting local parks and recreational facilities, shopping,
attending appointments, participating in sports and undertaking educational or
leisure activities.

Where required, children would be accompanied by staff.

4
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7. External Professionals and Visitors

The home may receive occasional visits from professionals invaolved in the children's
care, including: '

social workers;

GPs and other healthcare professionals;
therapists;

psychologists or other specialist practitioners;
education professionals;

local authority representatives;
commissioning officers; and

Ofsted or other regulatory representatives.

Visits would generally be pre-arranged by appointment where practicable.

Appointments would be coordinated where possible to avoid unnecessary
simuitaneous visits.

Family and personal contact would be managed in accordance with the individual
child's care plan and any arrangements established by the placing authority.

The property would not operate as a public facility, meeting centre or venue for
group activities.

8. Vehicle Movements and Parking

The proposed use would generate a modest level of vehicle activity.

The principal vehicle movements would arise from:

5
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staff shift changes;

children's transport to education, appointments and activities;
occasional professional visits;

household shopping and deliveries; and

occasional recreational or community activities.

Where both staff members travel independently by car, there could be approximately
four staff vehicle arrivals/departures associated with the two daily shift changes.

This is an indicative figure and actual movements would vary according to staff travel
arrangements and the individual needs and activities of the children.

Staff would be encouraged to car-share and use public transport where reasonably
practicable.

The property has approximately four on-site parking spaces, providing sufficient
parking for the normal staffing arrangements and reducing reliance upon on-street
parking.

Vehicles associated with the home would be managed so that neighbouring
properties, footways and highway access are not obstructed.

The home would not normally require large commercial deliveries.

9. Noise and Residential Amenity
The home would be managed to protect neighbouring residential amenity.

Children would be encouraged to undertake normal domestic activities considerately.
External activities would be supervised where appropriate and unnecessary noise
would be discouraged.

Visitors and vehicle movements would be managed appropriately.
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Hope Health Kare Limited would seek to maintain positive relationships with
neighbouring residents and would respond appropriately to any concerns or
complaints.

Given the maximum of two children, two staff on duty and the domestic nature of the
use, the level of activity would remain modest and compatible with the surrounding
residential area.

10. Safeguarding and Risk Management
Safeguarding would be central to the operation of the home.

Individual risk and safeguarding assessments would be undertaken for each child
and reviewed when circumstances change or following relevant incidents.

Procedures would address:

safeguarding concerns;
missing children;

unauthorised absence;
behaviour management;
medical emergencies;
medication;

online safety;

fire and emergency procedures;
visitors; and

community activities.

Staff would be appropriately trained and required to record and report relevant
incidents through the home's management and safeguarding procedures.
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11. Security and Access Control
The property would retain its domestic appearance.

Security would be provided primarily through proportionate domestic-scale
measures, including:

secure extemal doors;

appropriate locks to doors and windows,

controlled access;

visitor management;

secure storage for confidential information and medication where required,
appropriate external lighting where necessary; and

appropriate key-management procedures.

Hope Health Kare Limited would have regard fo the principles of Secured by Design
when considering security measures.

No new prominent boundary treatment or institutional security infrastructure is
proposed.

CCTV is not currently proposed. If subsequently considered necessary following an
individual risk assessment, it would be subject to appropriate privacy, safeguarding
and data protection considerations.

12. Waste and Deliveries
The home would use normal domestic refuse and recycling arrangements.
Waste generation would be consistent with a small residential household.

Normal deliveries would comprise groceries, household supplies, medication where
required, postal deliveries and other domestic or care-related items.

Large commercial vehicles would not be routinely required.
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13. Regulatory and Emergency Arrangements

The home would operate within the regulatory framework applicable to children's
residential care and would be registered with and subject to oversight by Ofsted.

Hope Health Kare Limited would maintain appropriate procedures for medical
emergencies, fire, missing children, safeguarding incidents, behavioural
emergencies, loss of utilities and other unforeseen events.

Emergency services would be contacted where required.

14. Management Commitments

Hope Health Kare Limited would operate the home in accordance with the following
principles:

No more than two children aged 8-17 years would reside at the property at any one
time.

The property would operate as a small-scale residential children's home and not as a
hostel, day centre or public facility.

Two care staff would normally be present at any one time.

Staff would normally operate on 08:00-20:00 and 20:00-08:00 shifts, subject to
individual care needs and regulatory requirements.

Management and staff supervision would principally be undertaken from Hope
Health Kare Limited's Doncaster office, DN1 2QP.

The Registered Manager would visit the property occasionally as required.

Children would only be admitted following an appropriate assessment of their needs
and the suitability of the placement.

Individual safeguarding and risk assessments would be maintained and reviewed.

Professional visits would generally be pre-arranged and managed to avoid
unnecessary simultaneous visits.

Vehicles would use the approximately four on-site parking spaces wherever
practicable.
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Vehicles would not be permitted to obstruct neighbouring properties, footways or
highway access.

The home would be managed to minimise unnecessary noise and disturbance.

Appropriate domestic-scale security measures would be maintained, having regard
to Secured by Design principles.

Children would be supported to participate appropriately in education, recreation and
community activities.

Complaints or concerns raised by neighbours would be considered by the
Registered Manager or appropriate management representative.

15. Conclusion

The proposed children's home would be a small-scale, professionally managed
residential use accommodating a maximum of two children aged 8-17 years.

The children would have learning disabilities and/or autism and would receive
individually assessed care and support appropriate to their needs.

Two care staff would normally be present at any given time, operating broadly on 12-
hour shifts of 08:00-20:00 and 20:00-08:00.

Management and supervision would principally be provided from Hope Health Kare
Limited's Doncaster office at DN1 2QP, with the Registered Manager visiting the
home periodically as required.

Day-to-day activity would comprise ordinary domestic living, education, healthcare,
recreation and community activities. Professional visits would be occasional and
generally pre-arranged.

10
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Vehicle activity would be modest and principally associated with staff shift changes,
children’s transport, occasional professional visits and normal household deliveries.
Approximately four on-site parking spaces are available.

The home would be subject to appropriate safeguarding, risk management, security
and regulatory arrangements and would retain the existing residential appearance of
the property.

The proposed management arrangements demonstrate that the children's home can
operate as a well-managed domestic residence within the established residential
environment without generating an unacceptable level of activity, parking demand,
noise or disturbance.

Prepared by: Sibongile Diya

Position: Registered Manager/Director

Datr:25 August 2026
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4.1 Vehicular Access: The site benefits from existing vehicular access from the adopted public
highway via a drop-kerb. The existing driveway provides off-street parking for staff and visitors.

4.2 Pedestrian Access: The existing footpath provides safe, level access from the public pavement to
the front entrance door.

4.3 Inclusive Access: The property is a two-storey dwelling. A ground-floor bedroom and accessible
shower room could be made available within the existing layout, negating the need for ramps or
platform lifts.

5,0 PLANNING JUSTIFICATION

5.1 Change of Use (€3 to C2}: Thisis a material change of use requiring planning permission. The
proposal will bring a vacant or underutilised residential property back into productive use.

5.2 Operational Management: The home will be operated on a small scale to minimise disturbance.
A full Operational Management Plan will be provided to manage staffing, visitor arrivals, noise, and
waste, ensuring no adverse impact on neighbouring residential amenity.

5.3 Loss of Dwellinghouse: The applicant acknowledges the presumption in favour of retaining family
housing. The justification for this change is supported by the small scale of the operation, the
retention of the property's residential character, and the provision of much-needed children's care
facilities in the local area.

6.0 BIODIVERSITY NET GAIN

6.1 The proposal does not trigger the mandatory 10% Biodiversity Net Gain requirement. As a
change of use with no physical works that impact habitats, it falls within the 'de minimis' exemption
and the exemption for developments with a habitat impact of less than 25 square metres. The site's
biodiversity baseline remains unchanged.

7.0 SUMMARY AND CONCLUSION

7.1 This Statement demonstrates that the proposed change of use from a €3 dwellinghouse to a C2
children's home is a suitable response to the site.

7.2 The proposal respects the following principles:
« No physical changes: The building remains exactly as shown on the Title Plan.
« Preservation of character: The domestic appearance is retained.
o Adequate Access: The site benefits from existing safe access and parking.

+ Manageable Impact: The small-scale operation will be managed to prevent harm to
neighbouring amenity.

We respectfully request that planning permission be granted.

End of Statement
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