(s$900€ 104 1d00X8 PBAISSAI SI01IBLU {]B) 2IMONJISELU)

P21B]00SSE yHM 888N0Y 007 01 dn Jo Juawdoiaasp [Bausp|sal 1oy uopeandde suing DEOY 1010ApERT JO YInog pue W1NO/1 L100/92
{20 ssE1D) awoy 21es s UaIp|Iy2 03 (0 sseD) SUNaMP LLaL] 85N Jo BFuByn) Waoseln dYy] £ NOD/8LYLO/SE
(Ws0'0 Uidep pue z6'0 YIpIM ‘wsy s IYBiey) USIS LWS10) PaleuIlLINg)| Al|ELLISIXE BUD pUB
(G700 Yidep puB WEBY'9 LIPIM ‘W9 "0 WSIoU) USIS BIDSE) PaRUILLINY) ARSI Jo ABidsic] SUET PISHIBH "Ulooy 8y AQY/EVS10/92
(UM 10U INg) 8IS BY) 0jU| SSA00E Waaxs pastesal sio11BW 1B yum ‘sasn Alunuiwion
Aleyat 01 sBUIP)ING Bunsixe Jo asn Jo afueyd ay) pue Alasinu pues awoy a1eo ‘ssumamp
1B13UBpISal Jo U0N5a18 a1 i) uoneondde Buiuueid sumno Joy uoiudoBuiuasias 2oy 1sonbay SUET 8I13|4 ‘LY a8uBig 1R pue YOS/ L0/ 1L0/SC
WL L0 s1BUIPiing auy1 Jo 80, oy Woly uonosfoid wnuwixew
PUE WFZ'Z JO JUSWIDSILISADE JO 8SE] 841 01 PUnoIE oyl wolz 1ydisy yum pue WL g lo
Yidep ‘Wesy L1 JO YIpIm 'Wg/g 0 o WE1ISY B LIM USIS BISSEL PBIBUIUMI UOU BUO jo Aerdsia AIVETLLO/9E
98BUSIS pUB SUOIIBISY R JBUIIIXE
‘(o010 Bumeg) susuag INg 01{s8110Ud%) ING) J1aUBS ) AlQl/3 sseD) 8sn woJy osn 10 aBueyn 199115 W 9¢-1Z 10014 punols 1NA/Ce/ 10/92
uoneonddy Auadougy asualaley

SNOLLYDIddY

92072 4390100 90 NO GT13IH ONILIIW THL IV

NOILYHIAISNOS 9404 SNOIIVOTTddY ONINNVId 30 1sn

TIONNOD HSTEVd IddOHINEY




Print Version
Close Window

Summary

Reference

Alternative Reference
Application Received
Abplicatidn Validated
A-ddres.s N

Proposal
Status

Appeat Status

Appeal Decisicn

Further Information

Application Type

‘Expected Decision Level

Case Officer
Parish |
Ward

District Reference
Applicant Name

Agent Name

Agent Company Name

Agent Address

26/01722/FUL
PP-15213428
Thu 10 Sep 2026
Thu 10 Sép 2026

Ground Floor 24-26 Mill Street Armthorpe Doncaster

DN3 3DL

Change of use from Use Class E / Dry Cleaner (Sui
Generis) to Sui Generis {Betting office), external

alterations and signage
Awaiting decision
Not Available

Not Available

Full Application

Not Available

Nathan Ward

Armthorpe Parish Council
Armthorpe

Not Available

Boyle Sports (UK) Ltd

Miss Naomi Parker - Lichfields
Lichfields

2 Bond Court Leeds LS12J7



Close Winciow

summary

Reference
Alternative Reference
Application Received
Application Validated
Address |

Proposal

Status
. Appeal Status

Appeal Decision

Further Information

Application Type

Print

Expected Decision Level

Case Officer

Parish

Ward

District Reference
Applicant Name
Agent Name

Agent Company Name

Agent Address

26/01723/ADV
PP-15213429
Thu 10 Sep 2026
Thu 10 Sep 2026

Ground Floor 24-26 Mill Street Armthorpe Doncaster

-DN3 3DL

Display of one non illuminated fascia sign with a height

of 0.675m, width of 11.436m, depth of 0.11m and with
height from the ground to the base of advertisement of
2.24m and maximum projection from the face of the
building is 0.11m

Awaiting decision

Not Available

Not Availabie

Applicaﬁon to Display Adverts
Not Available

Nathan Ward

Armthorpe Parish Council
Armthorpe

Not Available

Boyle Sports (UK} Ltd

Miss Naomi Parker - Lichfields
Lichfields

2 Bond Court L.eeds |.S1 2JZ



b3

_ T WA

ez SNOISA AN
SHIOJS

37408

e EIHL 440 TTeE Lot o |

= neAswa WM | ¥ |
| ok s |

e, DAL i

it M Lim drk  f Bkdm ¥ L1 ety BT v
L T TS LA 1 e P Tl ] bnimpm s rin
Lrcena

o1} Ueld Yooig










24-26 Mill Street, Armthorpe, Doncaster ; Change of Use from Use Class E to Sui Generis {Betting Office], External Alterations and

Advertisement Consent

1.0

2.0

3.0

4.0

5.0

6.0

Contents

Iniroduction
BNG De Minimis

Statement Structure

Site Description and Background
The Applicant

The Site

Planning History

Proposed Development

Planning Policy Context
Statutory Development Plan
National Planning Policy Framework
Key Policy Considerations
Planning Assessment
Principle of Devclopment
Consideration of economic benefits
Sustainable Development

Design Considerations

Conclusion

fo TN B T N = | N O o~ B 7 T

oo Ng

12

12

14




24-26 Wll Street, Arrtharpe, Doncaster : Change of Use from Use Class E to Sui Generis (Betting Office), Externat Alterations and
Advertisement Consent

1.0

1.1

1.2

13

1.4

15

1.6

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 to Sui
Generis (Betting Office), external alterations and advertisement consent”

This Statement should be read alongside the following decuments, 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. 3553-0011ev A);

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

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

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

o T R A o ) I N o &

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

BNG De Minimis

Biodiversity Net Gain (BNG) is now mandatory under Schedule 7A of the Town and
Country Planning Act 1960 (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 ary 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 devclopment;

. Section 4 summarises relevant national and local planning policy;

Pgl
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- Section 5 assesses the proposed development against the development plan; and

. Section 6 summarises and presents conclusions.
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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, rugby, 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 Street and is in the administrative boundary of the City of
Dongcaster 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 {s bound to:

. the north by a hot food takeaway “Red Relish Fresh Burgers”;

. tothe east by a private road, beyond which are residential properties;
. tothe 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.
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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, mecaning 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).

Pgd



24-26 Mill Street, Armtharpe, Dencaster : Change of Use from Use Class E to Sui Generis {Betting Office), External Alterations and
Advertisement Consent

3.2

3-3

3.4

3.5

3.6

37

3.8

39

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 satellite 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 appearence of the facade 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 hands: between 850mm and 1000mm, and between 1400mm and 1600mm above
floor level. Frosting to the glazed door is also proposed with solid stripes to the bottom
becoming more 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 Tev 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 110mm returns & 20mm up stand and 10mm pushed
through opal acrylic detail with vinyl to the face. Tnternal illumination will be provided by
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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.

Takle 1 Dimensions of proposed advartisements

manifestation
signage (advert
consent not
required)

Sign Type . Width Height Depth Maximum letter
“Iheight

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

elevation

Entrance doar 1912mm 257mm 1mm 257mm
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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 indicatce 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 helow 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 A social 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, soecial and eultural well-being;
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¢ Anenvironmental 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 suppaort for building a strong, competitive economy, Policy E1 states to
support business investment, plans should take into account both business needs, wider
needs and oppertunities 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 Censideration of economic benefits;
3 Sustainable development; and

4 Design considerations

Pg8
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Planning Assessment

Principle of Development

The site is located within Armthorpe Town Centre as defined by the adopted Local Plan
Policies Map. Core Sirategy 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 units, 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
occupied by K.8.M Dry Cleaners before becoming vacant in November 2022. Doncaster
Discount Store subsequently occupicd 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 calls 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.

Tt is thercfore 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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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 through 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 to 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 viability 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 decision in Harrow
(APP/M5450/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 thosc 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 Ref APP/Zo116/A/12/2180389 — 782 Fishponds Road, Fishponds, Bristol, BS16 2TT
(paragraph 12)

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

3 Ref, APP/C5600/W/23/3335264 — 80 Deptford High Street;, Lewisham, London, SE8
4RT (paragraph 13)

4 Ref APP/W4705/W/24/3358277 — 15-17 Broadway, Bradford, BD1 1JD (paragraph 9)
Ref. 6005111 — 164-166 Rushey Green, Catford, SE6 4HQ (paragraph 13)

The above appeal decisions confirm that beiting 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.
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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 anly 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 propesal, through the direct investment from BoyleSports (UK) Lid, 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; gno. 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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presents a major economic benefit to Doncaster Racecourse should planning permission be
granted.

It is therefore clear that the proposal would provide economic growlh which aligns with
Chapter 7 of the NPPF (building a strong, effective economy). NPPF Policy K2 further states
that substantial weight should be given to the economic benefits of propesals 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 a 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
prominent 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

Pg 12



24-76 Mill Street, Armthorpe, Dencaster : Change of Use from Use Class E to Sui Generis (Betting Office), External Alterations and
Advertisement Consent

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.

Pg 13



24-26 Mill Street, Armtherpe, Doncaster : Change of Use from Use Class E to Sui Generis {Betting Office], External Alterations and
Advertisement Consent

6.0

6.2

6.3

6.4

Conclusion

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.

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 fitting out of the new unit. These are matters that are considered material
in the determination of the proposal which ean be afforded substantial weight.

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.

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 permissicn and advertisement consent are respectfully
sought.

Pg 14
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Sheet Anchor Evolve Ltd

1% September 2026

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

We write in support of the planning application in relation to 24-26 Mill Street, Armthorpe, Doncastar. | 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 their
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 appreaches to make direct contact with a range of different retailers including the likes of; naticnal and
local charity shops, fashion retailers, opticians, food uses, phone shops, tanning salons, cafes and mare, of which
attracted no significant levels of interest; the following measures were also carried out:

*  The erection of a prominent marketing board on site,

*  Preparation and circulation of marketing particulars.

* Distribution of marketing particulars to local and national agents.

« Direct, targeted marketing, including telephane 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 pesitions of the shopping parade.

Following a difficult period of formally marketing the unit, an offer was received from Doncaster Discount Stare in
August 2024. As a result, a subsequent 10-year lease was completed on 21% lanuary 2025, Unfortunately, due to
issues with trade, the business was unable to prove viable, and the lease was forfeit an 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 [andlord-tenant relationships elsewhere, interest in the property has been very limited, a small
number of parties made initial enguiries, butin 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 Boylesports. They are the scle party who have demenstrated
genuine demand for the premises and whe 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 propased use by Boylesports represents the best apportunity te bring this vacant
praperty back into occupation. As owners of the full parade, it is in our interests to maximise footfall and ensure the
composition of tepants 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 suppert 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 to Mill Streat. 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 Ltd
LCP House

The Pensnett Estate
Kingswinford

West Midlands

DYE 7MA



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 propesed letting. Should a long-term vacancy period persist, this could prove a detriment to the wider property,
as has been the case for the |ast 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 lecation. 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 farming 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 composition 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@saevolve.com

M: 07564 052 326

Sheet Anchor Evolve Lid
LCP House

The Pensnett Estate
Kingswinford

West Midlands

OY6 7NA



E.._ hueteat fes posadold se (1sed) uoneas(3 Jeay . ie-J pasodald se (1sap) LolBAST JUT4
[

aamtran
|| |
T e EL]
TRE-| LR v BZDE LENSMY o L ARIHERL L UL X 1M1 o TR
FI~EYIR-a ALY E THE [E0
Bk d LB Y v
SW 190 FRNDIS T 0005 N ey
NOLLYZCT 1 LNDU =D 1S 0350c0H T TSt . DvLIY AHORIOHE Shal
| . . S OL LNZHAKHS 3|
W BN wan L]
WELSYORTE SO LY vy e ord
H JEE LR T 2 yaay IMRESOHE NN (L SEFTDH
i : L2 AN b
: TYID QNY TINNEIY
A1 SRS RN TAT Hal ST ANLERE

SLIOCS

= ssa] AKQ -

SLUIHE THOR, INE A

TR WO

31408

{timterauns Lotons onmis st w0 Tvea oo |

v | Fral g ke | 8 ’ u
TR M . B . . o . . . . . . |
o N - - K L H : 0
LADGCFETET  aNSOTHL WM MOS0 1IN !

JER T4 BT FIHYHIMOLSN] SA0UE

LITGATUET st =3 I 2SR
TIACI-ADE By
dn DA e} U1 PUIANELDEY
aaw Bununseq weyyng M) e} s2dgz mek e prpod aew swoseq at decp pezoif sy o} Bupges)
HOGY IFwAIAE
Lwgs IRy WD) B UBNag o 1o
O BC YIS aMesl BAIDIOAP & 5 ‘(wnufe jubEy vemupa) ofjs oo oboj fuoduas o go woey By) Bywy fnw
3 supupues Buiyby goou enmb syy ybray wae ponofisaeg ELUuan Ajq[Ep [EMU LM DYED| K Sy
| BADKI BALGNG; PUD it Hadmgag
AT ULOGE L PUD UMNCE LT3 SPUDG TSy omy j0 arbdl @ LGNOEIUDY UOEINS [MUSPITNE |o go
BY] SONDGS €1 HAOQESPLnL sjosadiasl JEnll Buirsh (uespdaunn suoncpbey BtHpEng M LAM Saubpuoasa o)
TRIDR WG A0S TN
UOROMARES = BUT|AC| NN O] JRIEW FIaWe.
SIasp °pB0sID Fursw gb 'Bwly 4} yE0g paan pup 10af (04uDD pOE g e abayyy 937 K4 popeod
94 D] UDNILLNY @A) ‘eaty by o} o Lya jmiep aiFico pda BEResy payend WH| RIS A0 gz
F TUINjEd UMGLL LM ok OF DrZ USsal A Tyl neqned tepwed SURd WAULURG WHICE pRInanod T
442 vhiEed G WY UPOW o) GN@, Pelond sgwod Slaund WNWED WWCZ woy pejnaugny breny daap W)
WO WIHva QALYNIANTT L ivsaaiN
‘pasodoud wa spedey oy e
waus Aldde nougpiys (oumaEg ey} o} " oN ) P15 1eadEe pun Buipjng jEDy ay) e
ADusj@kuua o gy BUITEYE 'F|005 Ul ubsep BgaEs sy} Y0W o suoenoip)ay SOMER pue BBCUSE el |y
‘0% b 022 ubEog £3 vy W payEwy B ) aydoys SHE peLDlas BUNFTA pun UM 0 SH 01 JUoytoys Al
WOILdIT580 TNDHI0HS TI80A05d
e ]
g g i ug
{oiap cpooade od op) ¥ a6z GFINT TN ST ROCPNIRTTTH M a1 oo prga peo
UG WA wrrauep Beay | i o7 0 @YU LG AR Uk By 33 &9 Pemd 30 03 boouump oSt w3 e o)
e R _ s T B ey e
llld!!”;..w::n-ilILub.;WﬂﬂﬁMmmwmmmh TV WIlTE SR8 SHTHNIVAMNY NG LTTAO3E 01 S0 YNNI THH T 6y kg, r srend aEUD] KOG WAGT W0l ParIER) Eig) e ...._mn:
- RS VGV CALVRIGETT L TIWHRICITRE

"

siods 114049

el . : _




WP IS

[ [

(1521 004 pUNCIS) °
O2S0MHS B B00R (MM m
7 HIC THO

AYMHIY¥ M 0343400
= SYDHO0 3oLy
L5108 TN AEbE
=

[TL= e e

ST
SLIOJS

31408

[y a0 - 4 A ML 40 TS L | m

ez | aeminn mi |
BT 3]

LICESHEN L DR

WIS FERILEND 3N
ATE LSRN omE'Enk WIHY S S SRR

LIDS LT RIS L

FIHT B TEOHE
TWHHTE ST4HY

| m,sn o _.mm kg

DERZS CZErEIRI
-GN ELD
LN OV ALIESES




atese . . .
A o o) pasodoig se (1se3) uogensid Jeay ) pasodold SE (J5ep) UoReAR[] JUCI4
| ar w] | [T
[ w01 i LwEosE | A |
.._ R RNOROA HRID 2vs
SHOILEATT 306 ¥ ¥YTY 1350104 ¥ ShI15DE
iy
Bl A a] _ 1IN 30 P
VELTYUNLU 'ddHOHLPHY i il el
(LS T 72 Lo
PR LET HiL VoL vt ([ ea R ]
— = Tam Insurans i ruﬂi (o
it 0 LIl
= TSN sz |
e oSy ALALYN WY LU T ONY| £l
LNCLRHOHS 3N 0L SEWTD(
— ALLAWE ArvrnTyT kgL k
(MY S JINhela|
FHLEY R ONLSES i
WI_lmom w Vosed adjiva oL ks | = -
R X O 0 T Tha| L
DL MO WS WRinTY |
b st fat Fil
J S0 Tuna e | -
m \'om E 20
[(ormrerana awmm s s 0 Tv0s Lonea | :
[pomne. ] st b | v | .
_ | :
LIOSELAZSL ofBTH oI HIRL NG 1A
LGICANL TR WU IS SSOAEy —
LILSS LT JRIFRE WIS LN FECHS
ANLA T S _
s pasododd se (153} uojenals Jeay i) Busieg se (15ap) UoNeAsi Juoly
LHN X FINF
_ T 5 39
EOWE ONY CHUOOQ el 530lvdira DHOEYH
L= | . P T -
\_ # F 4 i | ' -
{ i
[T T . - [ ]
A3k ' % ; _
- : NE AL m_ £ F
C : i Fd s A2 A <
[] o | S s e s | W28 2N A 2 U WO
: . T JINRIS ¥HES _
; _
~ Tt i |
.n.o!.!ua_ll Lo 9.-!1..'( e Linireg f veveion g cad g . r i
T LA T e e it v imet !
klii‘ihi.ﬂhl!!ﬁﬂiﬂlﬂ!”ﬁii?f
I S e L
T R ST TR T L
TSUON INVInodui : : ;
) 5 : .M ! |




A I I B R AT
i :J HE R ER A f Ladl

Close Window

Summary

Reference
Alternative Reference
Application Received
Application Validated
Address

Proposal

Status
Appeal Status

Appeal Decision

Further Information

Application Type

Print

Expected Decision Level

Case Officer

Parish

Ward

District Reference
Applicant Name

Agent Name

Agent Company Namae

Agent Address

26/01701/SCRE

Not Available

Mon 07 Sep 2026

Mon 07 Sep 2026
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Request for a screening opinion for outline planning

“application for the erection of residential dwellings,

care home and nursery and the change of use of
existing buildings to retail / community uses, with all
matters reserved except access into the site (but not
within}
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Screening Opinion
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Armthorpe
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Planning Note —7 September 2026
[IM260055]

Request for Screening Opinion Johnson ...
Land at Grange Farm, Mere Lane,

Armthorpe |

On behalf of Albemarle Homes Ltd

1. introduction

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

1.2 It relates to the following proposed davelopment: -

"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 afl matters reserved except access into
the site (but not within)”

1.3 The site extends to a site area of 25.9ha located at: -
“Land at Grange Farm, Mere Lane, Armthorpe”

1.4 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
possihle effects on the environment are provided.

1.5 As set out subsequently, it is considered that the proposed development does not constitute EJA
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.

1.6 A Site Location Plan is provided at Appendix 1 and a Site Layout is provided at Appendix 2 teo support this
request for & Screening Opinion.
2.  Regulations

2.1 The relevant regulations are The Town and Country Planning {Environmental Impact Assessment)
Regulations 2017 (as amended) (‘the Regulations).

Requirement for EIA

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

23 ElA development means development which is either Schedule 1 development, or Schedule 2 development
that is likely to have significant effects an the environment by virtue of factars such as its nature, size or
lacation,

2.4 "Schedule 2 development” means development, other than exempt development, of a description mentioned

in column 1 of the table in Schedule 2 where: -
3} any part of that development is to be carried out in a sensitive area; or

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

Request for 3ereeming Cpinion
Planning Note



Screening

2.5

2.6

2.7

2.8

2.9

3.2

33

3-4

35
3.6

37

As part of the preparation of a planning application for the propesed development we write to formally
request an EIA Screening Opinion from CDC under the relevant regulations, Accordingly, this request inciudes
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: -

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

ii) 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 biodiversity; and

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

A person compiling the information set out above must, where relevant, take into account—
a) the criteria set out in Schadule 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 go 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
circa 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 narth, 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
tawards 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 southern boundary.

Existing power lines traverse through the eastern part of the sitein 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.

Request for Screering Opinion
Planning Note




The Proposed Development
Albemarle Homes intend to submit an Outline 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 / Fz use, with all matters reserved except access inta the site (but not
within).’

An Illustrative 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 corridars.

¢ Location of existing and proposed footpath links.

» Retention of existing weodland with appropriate ecological buffer.

s Proposed new roundabout and infrastructure to form access off the A63o.

+ Cutward facing development onto existing and improved green spaces; and,

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

Potential to be EIA Development

Screening is a procedure used to determine whether a proposed development is likely to have significant

5.1
effects on the environment.,

5.2 A lacal planning authority should determine whether the development is of a type listed in Schedule 1 or
Schedule 2 of the EIA Regs. In ganeral terms, if the type of development is listed in Schedule 1, an ElAis
required in every case; whereas if the projectis listed in Schedule 2, the local planning authority should
consider whetheritis likely to have significant effects on the environrment 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 preposed development does not fall within the scope of developments described as Schedule 2
development.

Schedule 2

Column 1 Category

.5

If a proposed development s listed in the first column in Schedule 2 and exceeds the relevant threshold or
criteria set out in the second column (the Exclusion Thresholds and Criteria®) the development needs to be
screened by the local planning authority to determine whether significant effects on the environment are
likely and hence whether an EIA is required. Projects listed in Schedule 2 which arein, or partly in a *Sensitive
Area’ also need to be screened, even if they are below the Exclusion Threshelds and Criteria or do not meet
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 Heritage Sites and Scheduled
Monuments,

Request for Screening Gpinion
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5.6

57

5.8

59

£.10

5.11

5.12

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

In this instance the propased development falls within the following category of development listed in
Column 1 of Schedule 2.

Column 1 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 assotiated with Category 10{b) developments, which are as follows: -

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

In this instance, the development includes more than 150 no. dwellings (Criterion I) and the overall area of the
proposed development exceeds sha (Criterion ll). It does not fall inte 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 Threshalds of Criteria (I) and (Ill} for Category
10 (b) development, as listed in the secend column of Schedule 2.

Where a proposed development exceeds the Exclusion Threshold and Criteria, the local planning autharity
must then establish the likelihood that the development will result in significant environmental effects and
there constitute EIA development, taking account of the selection criteriain 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.

¢) the transboundary nature of the impact.

d) theintensity and complexity of the impact.

e) 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 andfor approved development; and,
h) the possibility of effectively reducing the impact.

To aid the local pianning 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: 058
Reference ID:4-058-20150326. For Category 10 (B) Urban Development Project developments, the Indicative
Screening Threshelds 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 Screentng Cpnron
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5.14

5.16

5-27

6.3

6.4

6.5

6.6

6.7

6.8

6.9

9 area of the scheme is more than 5 hectares;
if) or it would provide a tatal of more than 10,000 mz2 of new commercial floorspace; or

iii) the development would have significant vrbanising effects in & previously non-urbanised oreq (e.g.
a new development of more than 1,000 dwellings).”

The site falls within Criterion (i) as it is more than 5 hectares. It does not fall within Criterian (ii) or (ifi) 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.

The issues to consider for development of this nature are detailed under Category 10(b) of Schedule 2 as
being: -

Physical scale of such developments, potential increase in traffic, emissions and noise.
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. Each development will need to be considered on its
merits.”

As there are no likely significant effects anticipated as a result of the development, it is expected that the
environmental 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.

Supporting Information

In accordance with Regulation 6{2} and to support the request for screening opinion, we have provided the
following information te support this screening request:

A plan showing the location and extent of the site in question has been included {refer to Site Location Plan
{dwg na. oo} as per Regulation 6 (2] (a).

In accordance with Regulation 6 {2) (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 demalition
works;

The proposed development comprises an Outline Planning Application far 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 nat within).

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

The site is located within the administrative area of CDC and extends to circa 25.g 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.

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 cutbuildings located
towards the eastern side of the site accessible from Mere Lane.

Existing Public Rights of Way (PRoW) are ocated along the site’s eastern houndary (Barnby Dun with Kirk
Sandall g), as well as the eastern most extent of the site's southern boundary (Armthorpe &).

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

Reqguest for Screenting Opinton
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6.10

0,11

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

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

Highways

6.1z

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
AB30. The site forms a further extension te that which have previously been approved to the east of the site
and to the north and south of the AG30. The site is well located for prospective residents to access facilities to
the west of the development, including Sainsbury's, other retail amenities, bus steps and Hungerhill School. In
addition, improvements will be offered as part of the schemae to aid active travel both 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 network.

Based on the proposal to provide 390 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 travelinto
the centre of Armthorpe.

A Transpart 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 preposed 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 ¢ars,
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.

Flood Risk and Drainage

b.20

6.21

6.22

The site is greenfield, located in Flood Zone 1 (FZ1), with no flood risk identified within the Flood Risk
Assessment (FRA) that would pose a risk to any future development. Potential harm extents to agricuttural
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 requlations, restricting the surface water runoff from the site to the existing greenfield runaff
rate. This discharge rate will be used on all storms up to and including the 1in 100 year plus 40% ¢limate
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

6,25

6.26

6.27

6.28

6.29

6.30

6.12

The proposal site is located on the north-western fringe of Armthorpe and comprises three agricultural fields.
It lies to the seuth of Edenthorpe with the two settlement areas separated by the A630, a busy A road
cannecting 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 retaif and industrial development lecated to the west beyond
Sainsburys. A railway line lies immediately to the west of Sainsburys. To the east of the proposal site, buift
farm comprises of the established residential areas within Armthorpe and the residential development that is
under canstruction 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 undesignated 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 development 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 respoends 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 would undergo 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 allacation ARMGY 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. Consequantly, the identifiad visual
receptors comprise of the following:

- Cluster of residential properties on Mere Lane.

- Residential properties on Lyndale Avenue to the narth of the A530.

- Vehicle users of the AB30.

- Theroundabeout junction to the north west of the site and identified as a gateway in local planning
policy.

- Users of the public bridleway [Armthorpe-56) 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 thatimmediately interface
with the proposal site, with views from the southern edge of Edenthorpe residential estate restrictad by earth
bunding and tree cover that lines each side of the A630. Potential views from the public footpaths further to
the north east of the site are also restricted due to the development that is under construction on site
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allocation MUASz1, 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 Barnby 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.

6.32 Visual effects would primarily be experienced by users of Mere Lane and Armthorpe & 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.

6.33 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 maintains and enhances pedestrian connectivity by introducing new footpath links connecting to Shaw
Wood, the adjacent footpath links of ARMOS, 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.

6.34 In summary, the proposal site is considered to be well contained in a predominantly urban setting and has
limited visual influence an 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 pravide enhanced connectivity with the adjoining land uses, whilst also delivering benefits for the local
and wider cammunity. 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 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
bounded by offsite woodland and tree lines. Small areas of modified grassland, willow scrub, deciduous
woodiand and bramble scrub were also present within the boundary.

636  One Local Wildlife Site (LWS) is present within the Site boundary (Dodge Dike Ponds LWS} and ene
immediately on the southern boundary (Shaw Wood LWS). Shaw Wood has alsa been highlighted as Ancient
Woodland. All areas of the onsite LWS will be retained within the proposals and a minimum of a 15 buffer will
be maintained betwaen 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 of the application and no significant impacts are expected.

6.37 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 wellunderstood, 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 informed by appropriate survey
work {including bats and habitat assessment) and consideration of ancient woodland buffers; and do not
require E1A to be properly evaluated. While an updated baseline and assessment of woodland sensitivity are
appropriate and will be provided, there is na evidence thatimpacts would be significant or complex enough
to justify EIA, and the issues raised can be fully and proportionately addressed through the standard planning
submission.

638  Root Protection Zones of all large, mature trees on-Site wilt be adequately protected in line with BS5837:2012
Trees in relation to design, demalition and construction — Recommendations (B3I, 2012},

633  Two pands present just outside the Site boundary were negative for GCN in 2025,

6.40  Protected species typical of this environment may be present within the Site boundaries, including common
amphibians, reptiles, breeding birdsJI 2nd 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

6.42

Trees

6.43

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 to infarm this, as appropriate.

In summary, the development is being progressed with an appropriate survey programme and will be
supported by a comprehensive Ecological Impact Assessment (EclA) that fully assesses designated sites,
species, habitats and ancient woaodland. 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 5837:2012,

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.
* 15trees 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 o the site. A 15m buffer has been
incorporated into the Nustrative 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 (a151557) ¢. 300m ta the north within a modern housing estate, 3
milepost (1258524} ¢. 1.3km to the narthwest and the Church of St Mary (3314821). The church lies c.2.1km
to the south within the historic core of Armthorpe.

Aerial photographs take in the 19605 (1434317) determined the presence of Iron Age/Roman trackway and
field boundaries within the Site. These fit into a wider pattern of fiald systems that are recorded across the
area.

In response to the presence of crop marks a geaphysical 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 variations 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 ta lack of intervisibility and distancing from the Site.

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

6.54

€.55
Noise

6.56

6.57

6.58

6.59

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

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

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

A Naise Impact Assessment {N{A} 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 considerad that the internal and external noise levels could meet the requirements of BS 8233 with
appropriate mitigation in place, In summary: -

o Localised noise barriers are likely required for any garden areas nearest to, and with direct line of
sight to the AB3o.

»  Foranumber of proposed dwellings located near to andfor with direct line of sight to the A630,
enhanced glazing and ventilation is likely required. Far dwellings furthest away from the Ab30, open
windows as a ventilation strategy is likely suitable.

+  Some dwellings are expected to exceed the noise level criteria given in Approved Document O, and
therefore, the simplified method cannot be applied due to the influence of external noise.
Consequently, dynamic thermal modelling, following the procedures of CIBSE TM59, is required to
assess the risk of overheating under realistic occupancy and environmental conditions.

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

Air Quality

6.6o

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 AGMA to the site are AGMA
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
quality chjective,

A qualitative construction phase dust assessment was undertaken in accordance with Institute of Air Quality
Management and measures were recommended 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 recepter locations. The proposed
development was not predicted to result in any exceedances of the 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 praposed mitigation would exceed the calculated damage cost.
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6.64

6.65

Pellutant 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, no further mitigation is required for the proposed development ta be considered
acceptable.

It is therefore considered that there are no constraints to the development in the context of air quality.

Ground Investigation

6.66 A Geoenvirenmental 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 additian,
a site inspection has been carried out,

668  Anlntrusive Ground Investigations will be conducted post-scoping to cenfirm ground conditions and inform
foundation design.

6.69  The historical O5 maps inspected indicate the site has had continuous agricultural use, with no previous
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 Sandstore bedrack, likely completely weathered near-surface to a gravelly Sand.

6.71 In hydrological terms, the superficial deposits are designated Secandary 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 foundations, ground does not change
following development and therefore the propesed development does not have the potential to generate any
significant Ground Conditions effects.

Minerals

6.73 A desk-based Minerals Impact Assessment (MIA) has bean prepared based on available geological and
mineral resource data, in accordance with national and [ocal planning policy.

6.74  The Assessment confirms that a narrow strip of potential mineral resource is shown to occur along the eastern
boundary of the site. 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 insufficiantly wide to be considered a mineral rescurce 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 devefopment 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 mare 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 relatian to minerais.

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 Agricuttural Land Classification (ALC) Grades to inform the EIA (Environmental Impact
Assessment) screening process.
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680  Surveys were undertaken in accordance with the methodology detailed in the *Agriculiuraf Land
Classification of England and Wales: Guidelines for grading the quality of agricultural land (JPo6g)” (Defra,
Welsh Government and Natural England, z025) and Technical Information Note TINo4g (Natural England,
2012).

Baseline

681  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.

6.82  The proposed site is 30.2 ha, of which 2g.3 hais occupied by agricultural land, The remainder of the site is
considered urban due to existing hardstanding and buildings associated with Grange Farm.

6.83  Detaifed 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.

6.84  Whereland 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.

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

6.86  Theoverallsummary of ALC grades found at the site are shown below in Table 1.

.;f_able.:u_:'Armthbrpe sunﬁr:_hérj of ALC bése!iné _

ALC Grade Area (ha) % Site Area
Subgrade 3a 19.6 64.9
Subgrade 3b a7 32.2

Urban 0.9 2.9

Total 30.2 | 100.0

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

6.88  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 rainfall in this area and the predominance of sandy soi Is, susceptible to drought in this
geographical region.

Harm
6.89  Atthissite it is expected that 24.58 ha of the 29.3 ha of agricultural land will ke lost to development.
6.9c  The entirety of the 1.6 ha ALC subgrade 3a (Best and Maost Versatile status) is expected to be lost.

6.91  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 foran ELA.
Mitigation

6.92  Forthe purposes of screening, the following design assumptions have been made and expected to be
incorporated as part of mitigation:
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* Toavoid loss, 4.72 ha of Subgrade 3b land is to be retained as open space, enabling continued soil
function and maintaining the potential for low intensity agricuttural use.

* Toreduce harm, the loss of agricultural land is limited to the site itself and does not resultin
fragmentation of & 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, information from the soilresource assessment will be used to formulate a
site-specific soil management plan. During construction, standard soil handling and managemeant
measures will be implemented in accordance with Defra’s Construction Cade of Practice for the
Sustainable Use of Soils on Construction Sites, These measures will ensure that tepsoil and subsoil
are appropriately stripped, stored, protected, and reused within the development, thereby
safeguarding soil quality and minimising avoidable degradation.

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

*  Toreduce the residual effect on BMV land further, a propertion of the soil resources from the better
quality ALC subgrade 3a land would be expected to remain in place for softer landscaping and
residential open space. This amounts to approximately 2.0g 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.

693  The overallimpact of the propased scheme has been quantified in Table 2.

f Ta:bfé z':'_Ar'mthorp_e Summary of Miﬁgéfed'i}nﬁéd . .

ALC Grade Permanent Loss (Ha) Retained with agricultural petential (Ha)
Subgrade 3a 19.60 0.00
Subgrade 3b 4.98 £.72
Total 24.58 4.72
Conclusion

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, natienal and local policy afford the 19.60 ha of BMV land a degree of protection. A high standard of
soil handling, reuse, reinstatermnent and safeguarding should therefore be secured through best-practice soil
handling measures and a detailed soil management plan, informed by the baseline survey undertaken by LDC.

7.  Other Information
7.1 Following on from addressing points (b), (c) and {d), Regulation 6(2) of the E1A 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 wiil form part of the planning application submission
are detailed below.

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

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

« 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 forits
lifetime without increasing flood risk elsewhere,

e 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.

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

s Transport Assessment — will consider the impact of the development proposals an 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.

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

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

+  Air Quality Assessment — will set out the likely effects on air quality associated with the proposed
development and recommend 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 criteria in
Schedule 3 of the 2017 Regulatians (not all the criteria will be relevant). These are assessed below: -

Characteristic of Development

8.2

813

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 hactares, 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 to
flexible Class E / Fz use, with all matters reserved except access into the site (but net within).

The Illustrative Masterplan (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.

Raguest for Screening Opinen
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8.6

87

8.8

&9

810

811

8.13

. the use 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
aflowing non-mineral development to occur within the Mineral Safeguarding Area (MSA).

In terms of land, an Agricuttural 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.

tn terms of biodiversity, BWB are preparing an Ecological Impact Assessment (EcIA) will set out the likely
ecological receptors and provide recommended mitigation measures to reduce / avaid significant adverse
environmantal effects. A Statutory Biodiversity Metric and Report will alse 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.

Orice operatianal, the development will make satisfactory arrangements for the storage and collection of
waste and recycling.

e.  pollution and nufsances;

An AGA 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.

[ therisk of major accidents andjfor disasters relevant to the development concerned, including those
caused by climate change, in accordarice with scientific knowledge; and,

The risk of major accidents andfor disasters relevant to the development proposal is unlikely. The
developrnent 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-  therisk to human health (for example, due to water contamination or air pollution).

As discussed in section (e) above,

Location of Development

8.14

8.24

8.16

8.17

8.18

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

a. The existing 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.

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

The proposed development will provide open space and will deliver 10% biodiversity net gain, in line with the
raquiraments 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 subritted in support of the farthcoming planning application. The
MIA concludes that the proposed residential development meets one or more of the Policy 64 (B) criteria
allowing non-mineral development to occur within the MSA.

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

L Wetlands, riparian areas, river mouths;

if. Coastal zones and the marine environment;

Request for Sureening Comine
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dif. Mourrtain and forest areas;

iv. Mature reserves and parks;

V. European sites and other areas classified or protected under national legistation;

vi. Areas in which there has already been a failure to meet environmental standards, laid down in
union legisiation and refevant to the project, or in which it is considered that there is such a
failure;

vif, Densely populated areq;

vii, Landscapes and sites of histerical, cultural or archaeological significance.

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

820  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 supporting information to accompany the application
and necessary mitigation measures can be adopted to reduce the effects to within accepta ble limits or
prevent them completely. As such, it is not considered that there will be any residual significant
environmental effects.

9.  Summary and Conclusions

9.1 On behalf of our client, we formally request a screening opinion from the Council to determine whetherthe
proposed development canstitutes EIA development.

9.2 Our request for a screening opinion 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 developmeant and evaluation of potential effects on the
environment.

3.3 The propased 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 gn the
environment and therefore ELA is not required.

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

8.5 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.

Rzmuast for Streening Opinion
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Appendix 1. Site Location Plan
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Appendix 2. Niustrative Masterplan
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PP-10325869
Thu 27 Aug 2026
Mon 07 Sep 2026

The Acorn Hatfield Lane Armthorpe Doncaster DN3
3HB

Display of internally illuminated fascia sign (height
0.76m, width 6.689m and depth 0.045 m) and one
externally illuminated totem sign (height 3.45m, width
0.92 and depth 0.05m)

Awaiting decision
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Application to Display Adverts

Not Available

Nicola Howarth

Armthorpe Parish Council

Armthorpe

Not Available

Allen - The Cooperative Food

Miss Amy Conetta - Blaze Signs Ltd
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> Patricia Way Pysons Road Broadstairs CT10 2XZ
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PP-14915528
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Change of use from dwelling (Class C3) to children’'s
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Not Available

Change of Use
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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 pfanning 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 accommeodated 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 praperty 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 appilication 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
3LJ.
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The property is situated within an established residential area of Armthorpe. lis
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 far 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 facilities are also readily accessible. White House Farm Medical Centre is
approximately 0.5 miles from the property, with other GP facilities availabie 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, supporting 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
= 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 provided 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 Compuisory 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
accotnmodation 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.

5.3 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.

Relevant 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 residential 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
development 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



[ PE HEALTH

AR LWL RS
LA LA AR T Fo DR ST M GO, T

LAY

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 propasal 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 children 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 would 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 proposali 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 refations as an operational
consideration and provides measures to ensure that the home operates in a
considerate manner. The operator would seek to maintain positive relationships with
neighbours and respond appropriately to any concemns.

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 trained 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 chitdren’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
wauld 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,
+ frained 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.
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The surrounding area provides access to mainsiream 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 10 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, smali-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



(///-. -~ HOPE HEALT H

L LT RWALE LIRS AT

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 fall 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.
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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,
family-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 praperty 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 schoaols, 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
Government's objective of ensuring that the planning system supports appropriate
accommodation for looked 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
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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 plans 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 responsibility 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 homewaork, 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 schoal 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 pianned 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,
aftending 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 involved in the children's
care, including:

social workers:

GPs and other healthcare professionals;
therapists;

psychologists or other specialist practitioners:
education professionals;

local authority representatives;
cormnmissioning 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
simultaneous 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, praviding 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 approptiately.
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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.



11. Security and Access Control
The property would retain its domestic appearance.

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

secure external 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 to 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 concems raised by neighbours would be considered by the
Registered Manager or appropriate management representative.

15. Conclusion

The propdsed 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



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

11
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DESIGN AND ACCESS STATEMENT

Application Reference: PP-14915528

Site Address: 3 The Crescent, Armthorpe, Doncaster, DN3 3L

Proposal: Change of Use from a Dwellinghouse (Use Class C3) to a Children's Home {Use Class C2}
Date: 23rd July 2026

1.0 INTRODUCTION AND EXECUTIVE SUMMARY

1.1 This Design and Access Statement supports a full planning application for the change of use of an
existing two-storey residential dwelling at 3 The Crescent, Armthorpe, Doncaster, DN3 3L to a
children's home (Use Class C2).

1.2 The praposal seeks ta change the lawful use from a single-family dwelling (C3) to a children’s
home (C2), providing care for a small number of children in line with the existing bedroom capacity.

1.3 The proposal involves no external physical alterations, no extensions, no changes to the roof
profile, and no changes to the hard or soft landscaping shown on the Title Pian dated 18 February
2025. The building will retain its domestic, residential appearance.

2.0 THE SITE AND ITS CONTEXT

2.1 As identified on the HM Land Registry Title Plan (Official Copy dated 18 February 2025), the site
comprises a defined residential curtilage at 3 The Crescent, Armthorpe, Doncaster, DN3 3L

2.2 The building is an established domestic dwelling within a predominantly residential
neighbourhood. The locality benefits from existing community infrastructure and transport links,
making it suitable for a small-scale children's home.

3.0 THE PROPOSED DEVELOPMENT {THE SUITABLE RESPONSE)

3.1 The proposal is a change of use from C3 to C2. Thisis a logical adaptation of the building,
providing residential care without the need for physica! alteration.

3.2 "Retain and Adapt": The design principle is that the building already works. The existing layout
provides bedrooms and communal spaces that can be repurposed for children's accommodation and
staff areas. No physical works are proposed.

3.3 Preservation of Residential Character: The external appearance will remain unchanged. There
will be no signage, extensions, or external lighting beyond what is already present. This ensures the
building retains its domestic appearance, preventing any institutional character.

4.0 ACCESS (FOR PROSPECTIVE USERS)



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.

4.7 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 jayout, negating the need for ramps or
platform lifts.

5.0 PLANNING JUSTIFICATION

5.1 Change of Use (C3 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 disturhance.
A full Operationa!l Management Plan will be provided to manage staffing, visitor artivals, 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 smali scale of the operation, the
retention of the property's residential character, and the provision of much-needed children's care
facilities in the loca! area.

6.0 BIODIVERSITY NET GAIN

6.1 The proposal does not trigger the mandatory 10% Biodiversity Net Gain requirement. Asa
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 demanstrates that the proposed change of use from a €3 dwellinghouse to a Cc2
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 Pian.
« Preservation of character; The domestic appearance is retained.
« 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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Armthorpe Parish Council -~ Payment Schedule

06 October 2026
Method Payee Item " Amount T
(M) Doncaster Council Business Rates — Community Centre £1,103.00
EDF Energy Electricity — Community Centre £1,047.49
BT Broadhand — Community Centre £203.79
The Co-Operative Bank Commission 1.20
02 Sports & Recreation Mobile Phone £33.11
Contract
Tesco Mobile Clerk Mobile Phone Contract £31.99
Onecom Telephone Charges - Community £188.84
Centre
Quando Drinks Ltd Bar Supplies £3,319.54
BT Broadband — The Acorn Hub £39.49
South Yorkshire Pensions ! Pension Contributions £2,644.22
Authority
Biffa Waste Recyding Fees £67.40
British Gas Gas Supply £279.69
Sage Payroll and HR Subscription £100.20
10 Mobile Estates Maintenance Officer Mohile £24.99
Phone Contract
Waterplus Surface Water Charges — Community | £266.08
Centre
Copy Print Scan Photocopying Charges £62.71
HMRC PAYE & NI Contributions £4,522 86
Worldpay Commission £108.80
BACS K Butler Automotive Installation of vent — Van £90.00
M Dymniuk Tea Dance Sessions £240.00
Rialtas Business Solutions | Rialtas Web Version Subscription £770.00
Rialtas Business Solutions | Year End Closedown Fees £1,104.00
Bar 24 Ltd Rent and Service Charges — The Acorn | £2,807.48
Hub
Bar 24 Ltd Rent and Service Charges — The Acorn | £2,807.48"
i Hub
' Wages Wages £18,574.88
Building Link Design CCTV Drainage Survey £2,880.00
T South Yorkshire Mowers . Servicing Fees ~ Ride on Mower £422.54
: Dining Diva . Cleaning Supplies £31.94
i S P Davis Memorials Safety Checks £2,450.16
I cC ; Temu ' Halloween Party Supplies | £87.67
| Intake 10 | Fuel | £9.05




Nisbets " Hot Water Boiler £275.98 |
i CC Amazon B Event Supplies £72.90 Hj
T Fvent Supplies £72.90
Kitchen Supplies £50.79
""""" ) Royal Mail Postage £7.65 T
Postage £12.15
Costco Summer Celebration Supplies £307.64 ,
: Amazon Refund (Event Supplies) -£145.80 4
Kitchen Supplies £31.18
Kitchen Supplies £76.49
Kitchen Supplies £67.99
Bestway Wholesale Bar Supplies £47.45
Amazon Stationery £13.75 :
IR Sainsburys summer Celebration Supplies £37.98
Papas (Cleethorpes) Meals — Family Seaside Trip £140.50
The Beach Shop Family Seaside Trip Supplies £31.46
Aldi Summer Celebration Supplies £18.83
B Sainsburys Bar Supplies £56,23
Aircon Group Servicing Fees £835.58
Amazon Dust Masks £10.00 i
Safety Signs for Less Safety Signs £313.81
Sainsburys summer Camp Supplies £14.49 N
Bar Supplies £60.40
Amazon Subscription £114.00
Aldi Milk and Batteries £15.80
Amazon Angle Grinder Discs £18.98
Bar Supplies £5.98
Power Tool Batteries £42.49
Grass Strimmer £73.99
Nishets Bar Supplies £48.34
B&M Cleaning Supplies £38.97
Morrisans Bar Supplies £1.15
Screwfix Self Closing Tap and Hex Key Set £38.48
Sainsburys Bar Supplies £44.87




Armthorpe Parish Council Current Year

Bank - Cash and Investment Reconciliation as at 31 August 2026

Confirmed Bank & Investment Balances

Bank Staternent Balances

31/08/2026  Co-Operative Bank Ple Gurrent
31/08/2026 Co-Operative Bank Credit Card

Other Cash & Bank Balances

Receipts not on Bank Statement

Closing Balance
All Cash & Bank Accounts

1 Co-Operative Bank Plc Current

2 Co-Operative Bank Credit Card
Other Cash & Bank Balances
Total Cash & Bank Balances

663,688.56
~3,012.11

660,676.55

608.91

—

661,285.46

0.00

———

661,285.46

663,688.66
-3,012.11
608.91
661,285.46

/
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12:38 Detalled Income & Expenditure by Budget Heading 31/38/2026

Month No: 5 Cost Centre Report

Actual Year Currant Variance Committed Funds % Spent
To Data Annual Bug  Annual Total  Expenditure  Available

100 General / Administration

1076 Precept 190,000 380,000 190,000 50.0%
1080 Bark Intersst # o {M 0.0%
1200 The Acorn Hub Rent 0 5,000 5,000 0.0%
1340 Miscellaneous Income 124 0 {124 0.0%
4100 Stationery {302} {1,000} 698 G598 30.2%
4101 Training Costs (709) 0 {708) (708} 0.0%
4105 Postage {20) {200} 180 180 9.9%
4107 Website and Email Costs {1,583} {750) (833) (833 211.0%
4110 Subscriptions (7.744) (8,500} 756 756 91.1%
4114 Shredding {77} {200) 123 123 38.3%
4115 Phatocopying & Printing {585} (2,500) 1,235 1,935 22.6%
4116 Commission {12) {50) 38 28 24.4%
4120 Audit & Accountancy Fees 1,759 {4.000) 5,759 5759  (44.0%)
4122 Consultancy Fees {10,786) {20,000) 9,234 9,234 53.8%
4130 Office Equipment (21} {1.000) 979 979 2.1%
4135 Defibrillator Costs 0 (200) 200 200 0.0%
4140 Chair's Allowance {45) (100} 55 85 45,0%
4150 Elections 0 {500) 500 500 0.0%
4170 Grants to Voluntary Bodies {358} (10,000} 9,642 9,642 3.6%
4180 The Acom Hub {2,731) {10,000} 7,269 7.269 27.3%
4185 Card Machine Fees {381) {1.000) 609 609 39.1%
4340 Misceliansous Expenditure {139} 0 {139) (139} 0.0%
4640 Telephone & Broadband {163} {500) 337 337 32.6%
4728 Grounds Maintenance Equipment {653) {10,800} 9,347 9,347 6.5%
4729 Vehicle Costs 0 {15,000) 15,000 15,000 0.0%
200 Salaries & Wages
4000 Administration Salaries {28,116) {75,000} 46,884 46,884 37.5%
4005 Burials Salaries (840} (2,400) 1,560 1.560 35.0%
4010 Parks Salaries {1.642) {3,840) 2,198 2,188 42.8%
4015 Community Clean Up Salary {4,447} (9,914) 5,467 5,467 44,9%
4020 Community Cenltre Salaries {31,759) {64,000} 32,242 32,242 49.6%
40285 Bar Salaries (5,524) (20,000} 14,476 14,476 27.6%
4026 Estates Maintenance Officer {5,861} {23,063) 17,202 17,202 25.4%
4030 Sports & Recreations Salaries {15,783) {37,000} 21,217 21,217 42.7%
4035 The Acorn Hub Cleaner Salaries (813} (1,983) 1,170 1170 41.0%
4039 PAYE & NI Contributions {9,054) {15,000) 5,946 5,946 60.4%
4040 Pension Contributions {10,563} {34,450} 23,887 23,887 30.7%

300 Events

1300 Christmas Market Income 275 800 525 34.4%

Continued over page
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Month No: § Cost Centre Report
Actual Year Current Yarlance Comnitted Funds % Spent
To Data anrnual Bud  Annual Total  Expenditure  Available
1305 Table Top Sale Income 390 1,500 1,110 26.0%
1310 Enteriainment Income 994 0 (994} 0.0%
1315 Tea Dance Incoms 3,259 8,200 4,941 39.7%
1320 Fireworks Display Income 0 700 700 0.0%
1340 Miscellaneous Income 130 0 {130} 0.0%
4300 Christmas Market Gosts 0 (1,000} 1,000 1,000 0.0%
4305 Christmas Lighting / Tree {17.356) {45,000) 27,644 27,644 38.6%
4306 Civic Carol Service 0 {100} 100 100 0.0%
4308 Miners Memorial Event o {200} 200 200 0.0%
4310 Events {926) 0 {826) {928) 0.0%
4311 Children's Christmas Party {199} {500) 30 3o 39.8%
4312 Halloween Party {272) (500) 228 228 54.4%
4313 Easter Party 0 {500) 500 500 0.0%
4315 The Pride of Armthorpe {944} 0 {944) (944} 0.0%
4316 Remembrance Day 0 (2,000} 2,000 2,000 0.0%
4318 Tea Dances {1,040) (3,000} 1,960 1,980 34.7%
4319 Christmas Tea Evant 0 {6,500) 6,500 6,500 0.0%
4320 Firewotks Display Costs (1,500} (8,000} 6,500 6,500 18.8%
4321 Coach Trips {1,847) (3,000} 1,153 1,153 51.6%
400 Allotments
1400 Renis 27 2,250 2,223 1.2%
4400 Allotmeant Expenditure {4689) (1,000} 511 511 48.9%
500 Burial
1500 Burial Fees 6,292 15,000 8,708 41,9%
4500 Burial Expenditure {1,067) {1.500) 433 433 71.1%
4728 Grounds Maintenance Equipment {12,042} G (12,042} {12,042} 0.0%
600 Community Centre
1600 Lettings 36,419 75,000 38,581 48.6%
1620 Bar Income 14,862 30,000 15,138 49.5%
1650 Vending Machine Income 570 0 (570) " 0.0%
4340 Miscellanacus Expenditure {424} 0 {484) {484) 0.0%
4600 Business Rates {14,749} (16,000) 1,251 1,251 92.2%
4605 Rent {1,3090) {1,300} ¢ 0 100.0%
4610 Gas {1,881} {3,000) 1.119 1,118 62.7%
4G20 Electrieity (3,362} {20,000 16,6828 16,638 16.8%
4630 Water {1,137} {4,000} 2,863 2.863 28.4%
4640 Telephone & Broadband (1,452} {2,000) 548 548 72.6%
4650 Insurance {2,938) {3,500} 562 562 83.9%
4654 Waste Removal Fees {1,215) {3,000} 1,785 1,785 40.5%
4855 Waste Recycling Fees {194} {1,000) 806 806 18.4%

Continuad over page
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Actual Year Current Variance Committad Funds % Spent
To Date Annual Bud  Annual Total  Expenditure  Available
4860 Cleaning Materiais {1,786} (3,500} 1,714 1,714 51.0%
4670 Maintenance (15,426) {25,000) 9,574 8,574 61.7%
4676 Solar Pansl {30,488} (30,000) {486) (488) 101.8%
4680 Equipment/ Fumniture {6,677) {2,500) (4.177) 4,177)  287.1% 61;?:"-?-" e
4685 Uniform {456) {100) (356}~ Epmal (356)  455.7% \Et‘:: Cnd
4690 Entertainment Costs 71 0 {71 (71} 0.0%
4728 Grounds Maintenance Equipment {826} 4] {828) {B2B}) 0.0%
4730 Bar Supplies (5,708) {15,000} 9.202 9,292 38.1%
4735 Vending Machine Supplies {508} 0 {508) (508) 0.0%
700 Sports & Recreation
1700 Sports & Recreation Income 4,767 0 (4,767) 0,0%
4640 Telephone & Broadband {110} {300) 180 190 36.8%
4700 Sports & Recreations {5.380) (6.000) 820 620 89.7%
4720 Parks Expenditure {754) {5,000) 4,248 4246 18.1%
850 Estates Maintenance
4840 Telsphone & Broadband {42) 0 {(42) {42) 0.0%
4727 Fuel {296} o {296) (296) 0.0%
4728 Grounds Maintenance Equipment (245) 1] (245) (245} 0.0%
4728 Vehicle Costs {6,568) v} {6,568} {6,568} 0.0%
300 Community Clean Up Champion
4710 Community Clean Up Costs {300} {100) {200) {200}  300.0%
Grand Totals:- Income 258,109 518,450 260,341 49.8%
Expenditure 280,956 586,250 305,294 0 305294 47.9%
Net Income over Expenditure {22,848) {67,800) (44,952)
Movement to/(from) Gen Reserve (22,848) (67,800} (44,852)




Section 3 — External Auditor’s Report and Certificate 2025/26
In respect of Armthorpe Parish Council - SY0003

1 Respective responsibilities of the auditor and the authority

Our responsibility as auditors to complete a limited assurance review is set out by the National Audit Office (NAO). A
limited assurance review is not a full statutory audit, it does not constitute an audit carried out in accordance with
International Standards on Auditing (UK & Ireland) and hence it does not provide the same level of assurance that such an
audit would. The UK Government has determined that a lower level of assurance than that provided by a full statutory audit
is appropriate for those local public bodies with the lowest levels of spending.

Under a limited assurance review, the auditor is responsible for reviewing Sections 1 and 2 of the Annual Governance and
Accountability Return in accordance with NAO Auditor Guidance Note 02 (AGN 02) as issued by the NAO on behalf of the
Comptrolier and Auditor General. AGN 02 is available from the NAO website — https://www.nao.org.uk/code-audit-
practice/quidance-and-information-for-auditors/

This authority is responsible for ensuring that its financial management is adequate and effective and that it has a sound
system of internal control. The authority prepares an Annual Governance and Accountability Return in accordance with
Proper Practices which:

* summarises the accounting records for the year ended 31 March 2026: and
* confirms and provides assurance on those matters that are relevant to our duties and responsibilities as external auditors.

2 External auditor’s limited assurance opinion 2025/26

Except for the matters reported below, on the basis of our review of Sections 1 and 2 of the Annual Governance and Accountability Return (AGAR),
in our opinion the information in Sections 1 and 2 of the AGAR s in accordance with Proper Practices and no other matters have come to our
attention giving cause for concern that relevant legislation and regulatory requirements have not been met.

The AGAR was not accurately completed before submission for review.
= The smaller authority has confirmed that it does not act as a sole managing trustee and that the response to Section 2, Box 11 is
incorrect and should be ‘yes’.

Other matters not affecting our opinion which we draw to the attention of the authority:

None.

3 External auditor certificate 2025/26

We certify that we have completed our review of Sections 1 and 2 of the Annual Governance and Accountability
Return, and discharged our responsibilities under the Local Audit and Accountability Act 2014, for the year ended 31
March 2026.

External Auditor Name

PKF LITTLEJOHN LLP
External Auditor Signature /Zb/- < ( t% YRED V’ Date 23/09/2026
Annual Governance and Accountability Return 2025/26 Form 3 Page 6 of 6

Local Councils, Internal Drainage Boards and other Smaller Authorities*



Resignation from the Parish Council

From Shane Rose
Date Mon 05/10/2026 16:00
To  clerk@armthorpeparishcouncil.gov.uk <clerk@armthorpeparishcouncil.gov.uk>

Cc chrisbrodhurstbrown@armthorpeparishcouncil.gov.uk
<chrisbrodhurstbrown@armthorpeparishcounciI.gov.uk>

Dear Chair and Members of the Parish Council,
Please accept this email as formal notice of my resignation from the Parish Council,

This is not a decision I have taken lightly. Up until recently, | have always believed the Parish Council
to be a forward-thinking, non-political and fair group of people, collectively working in the best
interests of the parish and its residents.

Due to personal and work commitments, I have not been as close to recent proceedings as | would
normally have been. However, having become aware of the situation surrounding the burial grounds,
the subsequent extraordinary meeting, and having spoken with fellow members and members of the
public who attended, | feel | can no longer comfortably remain part of the Council.

| believe the situation surrounding the burial grounds has not been handled well. Mistakes may have
been made and there are clearly lessons that need to be learned, but | am particularly disappointed
by what appears to have been a disproportionate amount of responsibility placed upon the Clerk,

I also want to be very clear that, in expressing my concerns about how the Clerk has been treated, |
am in no way seeking to diminish or take away from the upset, distress and frustration this situation
has caused families and members of the public.

Burial grounds are understandably an incredibly sensitive and emotional subject. The memorials
involved represent loved ones and hold enormous personal and sentimental importance to their
families. | can fully understand why people have been deeply upset by what has happened and why
they wanted answers from the Parish Council. They were entitled to raise their concerns, ask difficult
questions and expect the Council to explain what had happened.

My concern is not that members of the public were upset or that they expressed that upset. My

concern is how the Council responded to it and where responsibility was subsequently allowed to
fall.

Although | was unable to attend the extraordina ry meeting personally, the consistent feedback | have

received from both members and members of the public is that the Clerk was, to put it bluntly,

"thrown under the bus", Whether or not that was the intention, the fact that this was the impression
“left with people is concerning in itself.

i am uncomfortable that understandably upset and frustrated members of the public appear to have
been allowed to direct so much of their anger towards an employed member of staff without the
Council collectively taking sufficient ownership of the situation. The Clerk and other employees of the
Parish Council are there to carry out their roles to the best of their ability, based upon the
information and professional advice available to them. They should not be left to shoulder collective
responsibility or become the focal point for criticism when matters g0 wrong.



Of particular importance to me is my understanding that the Clerk acted upon professional advice -
provided by the stonemason regarding the condition and safety of the gravestones. The issue was
not simply administrative; loose or unstable gravestones had been identified as representing a
potential risk to members of the public visiting the burial grounds.

When an employed member of staff is presented with professional advice identifying a potential
public-safety risk, | struggle to understand what we realistically expected the Clerk to do other than
take that advice seriously and act upon it. Had that professional advice been ighored and somebody
subsequently been injured by an unstable gravestone, the questions being asked of the Council
would undoubtedly have been very different.

That does not mean that the way the matter was subsequently handled was beyond criticism.
Clearly, given the distress caused, questions need to be asked about the advice given, the actions
taken, the communication with families and whether the overall process could and should have been
managed differently.

If the professional advice provided was incorrect, disproportionate or the subsequent actions were
not appropriate, then that needs to form part of a proper review of what happened. Equally,
questions should be asked of the professional contractor who provided that advice. It is not
reasonable, in my view, to retrospectively place the majority of the responsibility upon the Clerk for
acting on advice provided by someone engaged for their professional expertise.

There may well have been failures in communication, process, oversight or in how the situation was
ultimately managed. Those are legitimate matters to examine, and the families affected deserve
honest answers. But those matters should be examined collectively and fairly, including the
professional advice received, the decisions taken, the actions of contractors and the Council's own
governance and oversight.

For me, the fundamental point is simple: the Parish Council as a whole failed in its handling of this
situation — not one individual.

As elected members, we collectively carry responsibility for the decisions, governance and oversight
of the Council. When something goes wrong, | believe the correct response is to acknowledge that
collectively, establish what happened, listen to those affected, support our staff, learn from it and put
appropriate measures in place to prevent it happening again.

It should be possible to acknowledge the very real hurt and upset experienced by families whilst also
recognising that placing the weight of responsibility upon one employed member of staff is neither
fair nor, in my opinion, an accurate reflection of what happened. Those two positions are not
mutually exclusive.

What | find particularly difficult is the impression that, when faced with understandable anger from
residents, responsibility has been allowed to fall predominantly upon an employed member of staff
rather than the Council standing together and accepting collective accountability.

Unfortunately, the way this matter appears to have been handled has also highlighted an undertone
of politics and self-preservation that | genuinely did hot believe existed within the Parish Council. |
am particularly uncomfortable with any situation where protecting individual reputations could be
perceived as taking precedence over accepting collective responsibility and supporting all those
affected and members of staff. '

That does not align with the values | believed the Council represented, nor is it something | feel able
to support by continuing as a member.

| have enjoyed being part of the Parish Council and remain grateful for the opportunity to have
contributed to the community. | wish the Council, its staff and the parish every success going



forward. Most importantly, | hope the families affected receive the answers and reassurance they
deserve, while the Clerk and other staff are also treated fairly and receive the support they deserve.

Please therefore accept my resignation with immediate effect.

Given the reasons for my resignation and the importance of this matter, | would respectfully request
that this resignation letter is read out in full at the next meeting of the Parish Council and that my
resignation, together with the substance of the concerns | have raised, is formally recorded in the
minutes. | believe it is important that my reasons for stepping down are accurately represented and
form part of the Council's official record, rather than simply recording that | have resigned.

Kind regards,

Shane Rose
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Resignation letter

From Andy Barrington <andybarrington@armthorpeparishcouncil.gov.uk>
Date Wed 07/10/2026 08:14
To  Sarah Youngman <clerk@armthorpeparishcouncil.gov.uk»

Re the laying down of headstones

Firstly | believe that people should take responsibility for their own actions and secondly: | was not
involved in the decision making process to lay down headstones and | deeply resent even the
implication that | would be involved making such an awful decision. |, therefore, tender my
resignation to take effect immediately and | respectfully request this be added to the minutes.
Thank you and goodbye.

Sent from my iPhone



who have been affected. | do not think that that the Clerk has fully
grasped the effect of the difficulties at the Burial ground.

I feel that I no longer have the trust of the Clerk and the staff
team.

Well, I will take responsibility, as Chair, not to score points, or to
“throw anyone under a bus” or for so called political reasons, but
to make it clear how sorry | am for the upset caused.

I am proud of my record on the Parish Council and am saddened
to the core to be missing future events and missing out on future
ptans. | am particularly sad that | will be missing the opening of
the new Park, a project that is very, very dear to me.

However it is with huge sadness that | tender my resignation as
Chair and also as a Parish Councillor.

[ wish you, the Parish Council and the staff team well for the
future and wish you every success in your endeavours.

Chris Brodhurst-Brown.



6™ Qctober 2026.
Letter of resignation.
Dear Sarah and Members of the Parish Council.

| wish this document to be reproduced fully in the Paristi
Council minutes.

| have been on the Parish Council for over 7 years.' My time on the
Council has often been chatlenging and hard work, however I
have always been pleased and proud to serve my community and
feel that | have tried my hardest to offer effective, supportive and
positive leadership during my time as Chair.

Councillor Rose’s letter has upset me deeply. 1 have tried so hard
to be fair, even handed and nonpolitical in my dealings at the
Parish Council. | have the utmost respect for Counciltor Rose
however | feel that he is mistaken in his analysis. Our Parish
Council consists of decent, community minded people whose
motivation is to serve our community. I, personally, feel
devastated by the aspersions cast upon my personal values by
someone | have the utmost respect for.

The Extraordinary meeting last week was very difficult, however |
did make it clear that we, as a Parish Council, as a whole, 100k
responsibility for what has happened.

The Clerk and | have spoken about the issues several times over
the past weeks and am sorry to say that | have not heard her take
responsibility once for the difficulties the Parish Councit has
faced. This has been frustrating as my aim has been to try and
move towards solutions on behalf of the Councit but mere
importantly to-try and make amends to the members of the public



