SHEFFIELD CITY COUNCIL

Report Of The Head Of Planning
To the Planning and Highways Committee
Date Of Meeting: 13/05/2014

LIST OF PLANNING APPLICATIONS FOR DECISION OR INFORMATION

*NOTE* Under the heading “Representations” a Brief Summary of Representations
received up to a week before the Committee date is given (later representations
will be reported verbally). The main points only are given for ease of reference.
The full letters are on the application file, which is available to members and the
public and will be at the meeting.

Case Number 13/04223/FUL

Application Type Full Planning Application

Proposal Erection of 16 dwellinghouses

Location Land At Junction Of Brotherton Street And Catherine

Street And Land To The Side And Rear Of 4-22
Cranworth Road

Sheffield

S3 9DR
Date Received 18/12/2013
Team West and North

Applicant/Agent Windle Cook Architects Ltd

Recommendation  GRA GC subject to Legal Agreement

Subiject to:

1 The development shall be begun not later than the expiration of three years
from the date of this decision.

Reason; In order to comply with the requirements of the Town and Country
Planning Act.

2 The development must be carried out in complete accordance with the
following approved documents:

Drawings:
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13-525-C115-rev-A-, street elevations,
13-525-C120-rev-A, proposed site layout
13-525-C121, proposed site layout
13-525-C122-rev-A, proposed site layout
13-525-C123-rev-B, proposed house type
13-525-C124, proposed house type
13-525-C125 proposed house type
13-525-Topo Survey

13-525-CA site location plan

As per email received 29.04.14
Reason; In order to define the permission.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (Amendment) (No.2) (England) Order 2008, Part 1
(Classes A to H inclusive), Part 2 (Class A), or any Order revoking or re-
enacting that Order, no extensions, porches, garages, ancillary curtilage
buildings, swimming pools, enclosures, fences, walls or alterations which
materially affect the external appearance of the dwellinghouses shall be
constructed without prior planning permission being obtained from the Local
Planning Authority.

Reason; In the interests of the amenities of future occupiers and occupiers
of adjoining property.

Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (Amendment) (No.2) (England) Order 2008, or any
Order revoking or re-enacting that Order, no enlargement, improvement or
other alteration or extension of the dwellinghouses; which would otherwise
be permitted by Class A to Part 1 of Schedule 2 to the Town & Country
Planning (General Permitted Development) (Amendment) (No.2) (England)
Order 2008 shall be carried out without prior planning permission.

Reason; In the interests of the amenities of occupiers of adjoining property,
bearing in mind the restricted size of the curtilage.

The development shall not be used unless the car parking accommodation
as shown on the approved plans has been provided in accordance with
those plans, surfaced and drained to the satisfaction of the Local Planning
Authority, and thereafter such car parking accommodation shall be retained
for the sole purpose intended

Reason; To ensure satisfactory parking provision in the interests of traffic
safety and the amenities of the locality.

The development shall not be used unless 2.0 metres x 2.0 metres

vehicle/pedestrian intervisibility splays have been provided on both sides of
the means of access such that there is no obstruction to visibility greater

Page 52



10

11

12

than 600 mm above the level of the adjacent footway and such splays shall
thereafter be retained.

Reason; In the interests of the safety of road users.
The gradient of shared pedestrian/vehicular access shall not exceed 1:12 .
Reason; In the interests of the safety of road users.

The development shall not be used unless all redundant accesses have
been permanently stopped up and reinstated to kerb and footway and
means of vehicular access shall be restricted solely to those access points
indicated in the approved plans.

Reason; In the interests of highway safety and the amenities of the locality.

No demolition and/or construction works shall be carried out unless
equipment is provided for the effective cleaning of the wheels and bodies of
vehicles leaving the site so as to prevent the depositing of mud and waste
on the highway. Full details of the proposed cleaning equipment shall be
approved in writing by the Local Planning Authority before it is installed.

Reason; In the interests of the safety of road users.

The development shall not be used unless details have been submitted to
and approved in writing by the Local Planning Authority, showing how
surface water will be prevented from spilling onto the public highway. Once
agreed, the measures shall be put into place prior to the use of the
development commencing, and shall thereafter be retained.

Reason; In the interests of highway safety and the amenities of the locality.

The development shall not be begun until details have been submitted to
and approved in writing by the Local Planning Authority of arrangements
which have been entered into which will secure the reconstruction of the
footways adjoining the site before the development is brought into use. The
detailed materials specification shall have first been approved in writing by
the Local Planning Authority.

Reason; In order to ensure an appropriate quality of development.

Details and samples of the following proposed external materials and
finishes shall be submitted to and approved in writing by the Local Planning
Authority before that part of the development is commenced:

Brickwork

Roofing
Glazing
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Thereafter, the development shall be carried out in accordance with the
approved details.

Reason; In order to ensure an appropriate quality of development.

Large scale details, including materials and finishes, at a minimum scale of
1:10 of the items listed below shall be approved in writing by the Local
Planning Authority before that part of the development commences:

Windows

Window reveals
Eaves and verges
Entrances
Canopies
Rainwater goods

Thereafter, the works shall be carried out in accordance with the approved
details.

Reason; In order to ensure an appropriate quality of development.

The development hereby approved shall be constructed to achieve a
minimum rating of BREEAM 'very good' and before the development is
occupied (or within an alternative timescale to be agreed) the relevant
certification, demonstrating that BREEAM 'very good' has been achieved,
shall be submitted to and approved in writing by the Local Planning
Authority.

Reason; In the interests of mitigating the effects of climate change, in
accordance with Sheffield Development Framework Core Strategy Policy
CS64.

No development shall commence until a report has been submitted to and
approved in writing by the Local Planning Authority identifying how the
following will be provided:

- a minimum of 10% of the predicted energy needs of the completed
development being obtained from decentralised and renewable or low
carbon energy.

Any agreed renewable or low carbon energy equipment, connection to
decentralised or low carbon energy sources or additional energy efficiency
measures shall have been installed before any part of the development is
occupied and a post-installation report shall have been submitted to and
approved in writing by the Local Planning Authority to demonstrate that the
agreed measures have been installed. Thereafter the agreed equipment,
connection or measures shall be retained in use and maintained for the
lifetime of the development, unless otherwise agreed in writing by the Local
Planning Authority.
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Reason; In order to ensure that new development makes energy savings in
the interests of mitigating the effects of climate change, in accordance with
Sheffield Development Framework Core Strategy Policy CS65.

A comprehensive and detailed hard and soft landscape scheme for the site
shall be submitted to and approved in writing by the Local Planning
Authority before the development is commenced, or within an alternative
timeframe to be agreed in writing by the Local Planning Authority.

Reason; In the interests of the visual amenities of the locality.

No development shall commence until full details of measures to protect the
existing trees to be retained, have been submitted to and approved in
writing by the Local Planning Authority and the approved measures have
thereafter been implemented. These measures shall include a construction
methodology statement and plan showing accurate root protection areas
and the location and details of protective fencing and signs. Protection of
trees shall be in accordance with BS 5837, 2005 (or its replacement) and
the protected areas shall not be disturbed, compacted or used for any type
of storage or fire, nor shall the retained trees, shrubs or hedge be damaged
in any way. The Local Planning Authority shall be notified in writing when
the protection measures are in place and the protection shall not be
removed until the completion of the development unless otherwise
approved.

Reason; In the interests of the visual amenities of the locality.

No development shall commence until a Landscape and Ecological
Management Plan, including short, medium and long term aims and
objectives, management responsibilities and maintenance schedules for all
distinct areas, has been submitted to and approved in writing by the Local
Planning Authority. The Landscape and Ecological Management Plan shall
thereafter be implemented as approved.

Reason; In the interests of biodiversity.

Details of all boundary treatments shall be submitted to and approved in
writing by the Local Planning Authority before the development is
commenced, or an alternative timeframe to be agreed in writing by the Local
Planning Authority. The development shall not be used unless such means
of boundary treatment has been provided in accordance with the approved
details and thereafter such means of site enclosure shall be retained.

Reason; In order to ensure an appropriate quality of development.

The surface water discharge from the site is subject to a reduction of at least
30% compared to the existing peak flow. This should be achieved by
sustainable drainage methods where feasible. In the event that the existing
discharge arrangements are not known, or if the site currently discharges to
a different outlet, then a discharge rate of 5 I/s/Ha is required. The detailed
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proposals for surface water disposal, including calculations to demonstrate
the reduction, must be submitted and approved by the Local Planning
Authority prior to commencement of building.

Reason; In order to mitigate against the risk of flooding.

No development shall take place until details of the proposed means of
disposal of foul and surface water drainage, including details of any
balancing works and off-site works, have been submitted to and approved
by the Local Planning Authority.

Reason; To ensure that the development can be properly drained.

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

Reason; To ensure satisfactory drainage arrangements.

No development shall commence until the actual or potential land
contamination and ground gas contamination at the site shall have been
investigated and a Phase 1 Preliminary Risk Assessment Report shall have
been submitted to and approved in writing by the Local Planning Authority.
The Report shall be prepared in accordance with Contaminated Land
Report CLR11 (Environment Agency 2004).

Reason; In order to ensure that any contamination of the land is properly
dealt with.

Any intrusive investigation recommended in the Phase | Preliminary Risk
Assessment Report shall be carried out and be the subject of a Phase Il
Intrusive Site Investigation Report which shall have been submitted to and
approved in writing by the Local Planning Authority prior to the development
being commenced. The Report shall be prepared in accordance with
Contaminated Land Report CLR 11 (Environment Agency 2004).

Reason; In order to ensure that any contamination of the land is properly
dealt with.

Any remediation works recommended in the Phase Il Intrusive Site
Investigation Report shall be the subject of a Remediation Strategy Report
which shall have been submitted to and approved in writing by the Local
Planning Authority prior to the development being commenced. The Report
shall be prepared in accordance with Contaminated Land Report CLR11
(Environment Agency 2004) and Local Planning Authority policies relating to
validation of capping measures and validation of gas protection measures.
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Reason; In order to ensure that any contamination of the land is properly

dealt with.

All development and associated remediation shall proceed in accordance
with the recommendations of the approved Remediation Strategy. In the
event that remediation is unable to proceed in accordance with the
approved Remediation Strategy, or unexpected contamination is
encountered at any stage of the development process, works should cease

and the Local Planning Authority and Environmental Protection Service (tel:
0114 273 4651) should be contacted immediately. Revisions to the
Remediation Strategy shall be submitted to and approved in writing by the
Local Planning Authority. Works shall thereafter be carried out in
accordance with the approved revised Remediation Strategy.

Reason; In order to ensure that any contamination of the land is properly

dealt with.

Upon completion of any measures identified in the approved Remediation
Strategy or any approved revised Remediation Strategy a Validation Report
shall be submitted to the Local Planning Authority. The development or any
part thereof shall not be brought in to use until the Validation Report has
been approved in writing by the Local Planning Authority. The Validation
Report shall be prepared in accordance with Contaminated Land Report
CLR11 (Environment Agency 2004) and Local Planning Authority policies
relating to validation of capping measures and validation of gas protection
measures.

Reason; In order to ensure that any contamination of the land is properly
dealt with.

Before the development is commenced, or an alternative timeframe to be
agreed in writing by the Local Planning Authority, full details of suitable
inclusive access and facilities for disabled people to enter the building(s)
and within the curtilage of the site, shall have been submitted to and
approved in writing by the Local Planning Authority and the development
shall not be used unless such inclusive access and facilities have been
provided in accordance with the approved plans. Thereafter such inclusive
access and facilities shall be retained. (Reference should also be made to
the Code of Practice BS8300).

Reason: To ensure ease of access and facilities for disabled persons at all
times.

Attention is drawn to the following directives:

1.

The Local Planning Authority has worked with the applicant in a positive and
proactive manner based on seeking solutions to problems arising in relation
to dealing with a planning application.
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It is noted that your planning application involves the construction or
alteration of an access crossing to a highway maintained at public expense.

This planning permission DOES NOT automatically permit the layout or
construction of the access crossing in question, this being a matter which is
covered by Section 184 of the Highways Act 1980, and dealt with by:

Development Services
Howden House

1 Union Street
Sheffield S1 2SH

For access crossing approval you should contact the Highway Development
Control Section of Sheffield City Council on Sheffield (0114) 2736136,
quoting your planning permission reference number.

You are required, as part of this development, to carry out works within the
public highway. You must not start any of this work until you have received
a signed consent under the Highways Act 1980. An
administration/inspection fee will be payable and a Bond required as part of
the consent.

You should apply for a consent to: -

Highways Adoption Group
Development Services
Sheffield City Council

Howden House, 1 Union Street
Sheffield

S1 2SH

For the attention of Mr S Turner
Tel: (0114) 27 34383

As the proposed development abuts the public highway you are advised to
contact the Highways Co-ordination Group on Sheffield 2736677, prior to
commencing works. The Co-ordinator will be able to advise you of any pre-
commencement condition surveys, permits, permissions or licences you
may require in order to carry out your works.

By law, this development requires the allocation of official, registered
address(es) by the Council’s Street Naming and Numbering Officer. Please
refer to the Street Naming and Numbering Guidelines and application forms
on the Council website. For further help and advice please ring 0114
2736127 or email snn@sheffield.gov.uk. Please be aware that failure to
apply for addresses at the commencement of the works will result in the
refusal of statutory undertakers to lay/connect services, delays in finding the
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premises in the event of an emergency and legal difficulties when selling or
letting the properties.

From the 6th April 2008, the Town and Country Planning (Fees for
Applications and Deemed Applications) Regulations 2008 require that all
requests for confirmation of compliance with planning conditions require a
fee payable to the Local Planning Authority. An application to the Local
Planning Authority will be required using the new national standard
application forms. Printable forms can be found at
www.sheffield.gov.uk/planning or apply online at
www.planningportal.gov.uk. The charge for this type of application is £97 or
£28 if it relates to a condition on a householder application for development.

For Listed Building Consent and Conservation Area Consent applications an
application for confirmation of compliance with planning conditions is still
required but there is no fee.

You are advised to contact Yorkshire Water Authority for further advice.

You are advised to contact The Northern Power Grid for further advice.

Page 59



Site Location

© Crown copyright and database rights 2013 Ordnance Survey 10018816
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LOCATION AND PROPOSAL

The site is located within the Burngreave district of Sheffield. The application
relates to the site along Catherine Street, Brotherton Street and Cranworth Road.
The site is a former housing site.

The site consists of two parcels of land, divided by Brotherton Street. Until recently,
housing occupied the land on either side.

The site occupies an area of approximately 0.335 hectares (excluding existing
roads and footpaths). The site is challenging, with an incline from east to west. Due
to previous demolition the site has now naturally grassed over but is not classified
as open space. The site is enclosed by residential properties.

Planning consent is being sought for the erection of 16 dwellings which consists of;
10no. 2-bed houses, 5no. 3-bed houses and 1no. 4-bed house, with associated car
parking and private garden amenity space. Arches Housing Association (the
applicants) are developing this site for affordable housing (affordable rent).

The site falls within a Housing Area as allocated in the adopted Sheffield Unitary
Development Plan.

RELEVANT PLANNING HISTORY
There is no relevant planning history
SUMMARY OF REPRESENTATIONS

One letter of objection has been received. Objections raised are outlined below;
— overlooking problems from plot 16's garden area
— proposed timber fence to this plot along the boundary with the existing
neighbouring property will cut down the light entering into the yard area
and into the ground floor rooms of the existing neighbouring dwelling
— information regarding proposed tree planting has not been shown
— other non-planning issues

PLANNING ASSESSMENT

Principle of Use

The site lies within a Housing Area and as such UDP Policy H10 "Development in
Housing Areas" suggests that housing is the preferred use within housing areas
subject to compliance with relevant criteria set out in Policy H14.

The site is previously developed and therefore the proposed 16 new homes will

meet the objectives of Core Strategy policy CS24 which seeks to maximise the use
of previously developed land for new housing.
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Core Strategy policy CS26 Efficient Use of Housing Land and Accessibility, seeks
to make most efficient use of land for new housing, and sets out the appropriate
density range for this type of area, which is close to high frequency bus routes, as
40 - 60 dwellings per hectare. The proposal represents a density of 48 dwellings
per hectare and therefore meets the policy requirements.

Arches Housing Association (the applicants) are developing this site for 16 homes
for affordable housing (affordable rent), and therefore the proposal meets the
requirements of Core Strategy policy CS40 'Affordable Housing' which requires
new housing developments to contribute towards affordable housing.

The mix of housing proposed on this site would be acceptable in relation to policy
CS41 of the Core Strategy 'Creating Mixed Communities'. This policy states that in
locations such as this a greater mix of housing should be required including homes
for larger households, especially families. 5 of the 16 new homes proposed are to
be 3 bed houses with 1 x 4 bedroom houses, and the 10 x 2 bedroom houses will
all have 4 person capacity, catering to the needs of families in the area.

Amenity Issues

Policy H14 of the Unitary Development Plan "Conditions on Development in
Housing Areas" states that development will be permitted where "the site would not
be over-developed or deprive residents of light, privacy or security". Principles of
SPG guideline 5 and 6 although refer to distances between existing dwellings and
extensions, the general rule of thumb will also be applied in this case as a guide to
measure distances between the proposed dwellings and the existing neighbouring
dwellings to ensure adequate distances are shown.

Residential properties enclose the site and generally comprise of
Victorian/Edwardian terraced housing, with some bungalows dotted around the
site.

The proposed dwellings, plots 1 to 6, shown to be located on Catherine Street are
at right angles to the existing neighbouring dwellings located on Rock Street to the
west, in particular No's 180 to 192 Rock Street. It is worth noting that the dwellings
located on Rock Street are elevated from the site in question by approx. 1.5m and
are 2 storey terrace properties. Plot 1 will be the nearest new dwelling to these
neighbouring properties, plans show the distance between these will be approx.
21m to 25m, which is considered to be acceptable separation distance to prevent
any detriment to occupiers of the existing or the new dwelling in terms of
overbearing, overshadowing or overlooking.

Existing dwellings located opposite plots 1 to 6 on Catherine Street to the south of
the site, are single storey bungalows. No 12 and 14 Catherine Street are approx.
19.8m from the front elevations of the proposed dwellings and in particular plots 3
and 4. Although this is slightly below the required 21m distance between principle
windows, they are across a road and that alongside the site constraints, the site
was previously occupied by a row of terrace properties which were also
approx.19m from the dwellings opposite and as such there will be no significant
difference from the previous situation. It is also worth noting that previously No.12
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and 14 would have had 4 terrace properties facing them, the proposed plans show
2 semis facing No.12 and 14 Catherine Street which is less overbearing than the
previous situation and as such this is considered acceptable. No. 10 Catherine
Street and No. 17 Brackley Street (located on the corner junction of Catherine
Street and Brackley Street) both have the side elevation facing the site in question.
Both dwellings do not have openings in the side elevation facing the site,
nevertheless both dwellings have rear garden areas which will be approx. 19.8m
from the front elevation of the proposed dwellings and in particular to plots 1 and
6. As such the distance between these two existing neighbouring dwellings and the
proposed dwelling is considered acceptable.

The dwellings on plots 7 and 8 located on Brotherton Street are shown to be
angled away from the existing neighbouring properties namely, 192 to 198 Rock
Street. The distance shown between the rear gardens is approx.19m to 25m.
Although, in part, this is slightly below the required 21m distance, in this instance
due to the angle of the proposed dwellings and the elevated position of the
dwellings on Rock Street, any potential overlooking would be restricted. As such it
is considered that the proposed dwelling shown on plots 1 to 8 will not cause any
undue harm to the living condition of the existing dwellings located on Rock Street,
in terms of overbearing, overshadowing or overlooking.

The proposed dwellings located on Cranworth Road, namely plots 9 and 10 are
shown to be a pair of semi-detached dwellings. Previously the site was occupied
by 2 terraced properties, similar to neighbouring dwellings No's 8 and 10
Cranworth Road. The plans show the front and rear elevations of the proposed
dwellings to be in line with the neighbouring dwelling No.8 Cranworth Road as
such this neighbouring dwelling will have no detrimental harm to the living
conditions in terms of overbearing, overshadowing or overlooking. There are no
other dwellings to the south or west side of plots 9 and 10. No. 1 Cranworth Place
is a bungalow located opposite to the north of plots 9 and 10 and on the corner
junction of Cranworth Road and Cranworth Place, it is also located at an angle to
these plots. The distance is approx. 18m from the front elevation of the proposed
dwellings to the rear/side elevation of No.1 Cranworth Place. Although this is
slightly below the required 21m distance between principle windows, in this
instance it is considered that alongside the site constraints, the site previously
occupied terrace properties which were also approx.18m from No.1 Cranworth
Place opposite and as such there will be no significant difference from the previous
situation. It is worth noting that the proposed dwellings on plots 9 and 10 will back
on to a grassed area to the south of these two plots.

Plots 11 to 16 located on Catherine Street face the open space area to the south
side. To the north, the rear of the proposed dwellings, face the rear of the houses
located on Cranworth Road, namely No.8 to 24. Previously the site was occupied
by flats which formed an 'L' shape development wrapping around from Catherine
Street to the back garden of No. 12 and 14 Cranworth Road. The proposed plans
show a row of 3 semi-detached dwellings, with rear gardens facing the dwelling to
the north on Cranworth Road, although the distance between these will range
approx. from 19m to 20m, which is below the required 21m distance, it is
considered that with the site constraints, the proposed dwellings will be an
improvement to the previous site situation.
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No.69 to No.77 Burngreave Road have rear elevations facing the proposed site
and in particular the side elevation of plot 16. Plots 15's rear windows do not face
directly toward any property to the rear. Plot 16 similarly does not directly face any
window but it does sit close to the blank gable of No.77 Burngreave Road. The
properties on Burngreave Road are set below plot 16 by approx. 1.5m, but
because of the orientation, the dwellings will have little impact on the living
condition of these neighbouring dwellings in terms of overbearing, overshadowing
or overlooking.

Details of the boundary fences will be conditioned to ensure they are of an
appropriate quality and are not overbearing or overshadowing to neighbouring
residential properties.

Ample private amenity space has been provided for individual dwellings, the list
below shows the amount of private amenity space for each plot; with a range of
space ranging from 56.3 sq.m. for plot 2 to 131 sq.m. to plot 14

Design Issues

Relevant policies in terms of design application are, Core Strategy Policy CS74,
Design Principles states that "High-quality development will be expected, which
would respect, take advantage of and enhance the distinctive features of the city",
Policies H14, BE7 and BES5 of the Unitary Development Plan which require
buildings to be well designed, use high quality materials and be of an appropriate
scale.

The site consists of two parcels of land, divided by Brotherton Street. Until
relatively recently, housing occupied the land on either side, with the housing to the
eastern parcel of land positioned to front onto Cathrine Street and Cranworth
Road, leaving space for the mature trees positioned along the Brotherton Road
frontage to thrive.

The previous housing appeared to have followed the established built form,
building lines and plot arrangements of the majority Victorian era terraced housing
within the surrounding streets. Although some pockets of more recent lower scale
housing exists close to the site, the 2-storey Victorian Terraces and Villas set the
predominant context. This is acknowledged by the majority of newer housing in its
form, plot arrangement, response to what are significant changes in level within the
area, and its close relationship to the geometry of streets and junctions that
traverse the steep topography.

It is noted that the previous housing on the section of site covered by Plot 11 to 16
were not Victorian/Edwardian houses, they were removed post second world war
and replaced with two storey flats with rear courtyard car parking, which
themselves have now been demolished. The adjacent housing is predominantly
1970's style single and two-storey units that do not follow the Victorian/Edwardian
street pattern. It is considered that the adjacent housing is unsympathetic to the
area.
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The proposed scheme consists of semi-detached dwellings in a form and design
that responds to the local need and providing off street parking. In this respect, the
form of development cannot reflect the Victorian / Edwardian streetscape as
originally developed with its strong building lines. In this respect, the response to
context is unsatisfactory.

Negotiations have taken place to try to achieve a more responsive approach to
overcome flaws within the current proposals. Suggestions considered include
buildings being positioned to front onto streets along similar lines to the
predominant terraces within the neighbourhood. Special types could be developed
to respond to the unique geometry of the street junctions. A small forecourt to the
front of each property could provide an element of defensible space, contained
behind a low brick wall. Available space for parking on street can be exploited as
an alternative to frontage parking, with the potential to utilise spaces beneath
mature trees, or to the side of rear gardens for additional off-street parking, if
required.

It was also suggested that the design of the properties themselves could have
been improved such as, in the case of the smaller units (plots 1-6,9,10, 15 & 16) it
feels as though the emphasis is wrong: if a double height projecting gable is worth
introducing then the preferable thing should be for this to articulate the feature
rooms, rather than the front door.

It is a requirement of Secure by Design that car parking should be placed in close
proximity to the dwelling, preferably "on plot". As a result of this, the distances
between the rear of these dwellings, is slightly less than 21m between the rear of
the new dwellings and those on Cranworth Road. It is recognised that cars parked
in parking courts or on street can be subject to theft and vandalism due to lack of
overlooking and while this is not analogous to high quality, contextual urban
design, it is considered acceptable here. Many of the surroundings streets have
adopted a traditional approach to car parking - on street- and it would seem
possible that this can be repeated in this location, as there is ample street width.
This would, in addition, have the advantage of pulling the houses closer to the
pavement, and removing the need for an expanse of hard surfacing in the forecourt
of each dwelling. However, the applicants did not wish to take this idea further. In
addition to the car parking requirement the houses are set back from the back
edge of the pavement in order to achieve the requirement of 1in 12 max gradient to
the on plot footpaths, Victorian mass housing, which were standard house types
obviously paid little attention to car parking, the needs of the disabled, private
amenity space and distances between habitable room windows. This being the
case, the layout and design were felt to be acceptable.

The existing trees have been assessed and are not considered worthy of a Tree
Preservation Order.

Discussions were held with the agents, who confirmed that they had considered
Victorian type housing but they were unwilling to agree to this. The design of the
dwellings, with regard to the projecting gables, is functional. There is no feature
room at ground floor in this house type design, it is a functional kitchen, the main
reason to project this section of the elevation is also functional, it creates additional
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space in the entrance hall and improves the disabled access into the property and
to the staircase, it is a secondary point that it creates articulation and interest in the
elevation.

With regards to car parking, the agent stated that Secure by Design requirements
suggests that it is preferable to have the car parking on plot, there is also a
requirement for a front garden. This would not be possible if Victorian style terraces
were built and pulled closer to the pavement as suggested. The agent continues to
suggest that Building for Life scores higher for on plot car parking provision, on
street parking will be available for visitors. Unfortunately there is no turning head at
the bottom of Catherine Street, if all parking was on street it would cause problems
for cars trying to turn around. The dwellings incorporate design features to client
group’s standards and they advise that within this 70% of south Asian males drive
taxi's and preferred to accommodate car parking within the curtilage of their home
not on the street.

The scheme has undergone minor amendments further to suggested
improvements.

The palette of materials comprises of brick and tiles, further details of these will be
conditioned.

The site was previously occupied by terraced dwellings and a block of flats. No off
street parking areas were evident and the terraced properties incorporated small
front gardens which were mainly hard surfaced. The proposed development
provides a scheme which has taken into account the local vernacular, and also the
demands for local residents of the area. The proposed layout does follow the
guidance in the Burngreave Master Plan which indicates pairs of houses, and
terraces of three and six.

Although not an ideal design, it is considered that the overall benefits of
regeneration in this part of Burngreave outweighs the concerns over the design
and layout.

Landscape Issues

The site does not contain any trees that have preservation orders on them; the site
is also not in a conservation area.

Plans submitted show certain locations within the site for planting, however details
have not been submitted and as such a condition will be imposed to submit final
landscape drawings.

Details of fencing will be secured via condition.

Ecology Issues

An ecological report for the site has been submitted which shows no major

ecological constraints. Conditions for further landscaping details to improve
biodiversity and information of maintenance of the site will be imposed.

Page 66



Sustainability Issues

The site is located close to Burngreave Road which is a main road and which
provides good public transport, as such the proposed scheme is considered to be
within a sustainable location.

The supporting submission suggests that the scheme is designed to achieve Code
Level 4 Sustainable Homes Standards; the design will reduce Carbon Dioxide
emissions by 44% and reduce water consumption to 105 litres per person per day.

As such Core Strategy Policy CS64 "Climate Change, Resources and Sustainable
Design of Developments" and Policy CS65: Renewable Energy and Carbon
Reduction have been met. The development will also meet BREEAM very good
standards as such the proposal complies with the objectives outlined in CS65.

Highways Issues

Policy H14 'Conditions on Development in Housing Areas' states that, "In Housing
Areas new development will only be permitted where it would provide safe access
to the highway network and appropriate off street parking and not endanger
pedestrians.”

Plans submitted show adequate parking bays per dwelling, Highway officers have
suggested raised no objections and have suggested conditions are imposed.

Access Issues

Policy H14 'Conditions on Development in Housing Areas' states that, "In Housing
Areas new development will only be permitted where it would provide safe access
to the highway network and appropriate off street parking and not endanger
pedestrians." Adequate access is shown in terms of for the elderly, which is to an
extent shown to mobility standards, nevertheless to ensure that this is fully
complied with the legislation, conditions will be imposed to finalise details of access
provisions.

Further information has recently been received which show improvements to
access and internal layouts. The information is considered satisfactory and
illustrates adequate access both internally and externally of the dwellings.

Core Strategy Policy, CS74(g) in terms of providing safe and convenient access for
disabled and older people in particular has also been met.

Flooding
The site is not in a flood zone area. There are no drainage issues on site.
Open Space

Policy H16 requires developers to make contribution to provision or improvement
of recreation space in the catchment area. As the proposal indicates more than 5
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residential units, the developer will need to enter into an agreement for a financial
contribution. A total of £27,171.40 is required.

SUMMARY AND RECOMMENDATION

The site consists of two parcels of land, divided by Brotherton Street. The
proposed scheme shows a residential development which consists of; 10no. 2-bed
houses, 5no. 3-bed houses and 1no. 4-bed house, with associated car parking and
private garden amenity space.

The proposed scheme has been well designed and has developed around
suggestions by council officers.

The development will be conditioned to provide a high quality hard and soft
landscaping scheme.

The development will not have an adverse impact on the amenities of nearby
residential properties.

The proposed development complies with Unitary Development Plan policies H10,
H14, and BE5 and Core Strategy Policies CS24, CS26, CS40, CS41, CS64 and
CS65, CS74 and the National Planning Policy Framework.

The scheme will employ a variety of sustainability features in order to achieve a
BREEAM very good rating and comply with CS64 and CS65.

Highway conditions will be imposed to suggest further details to be submitted and
approved.

The development is not with a flood zone area.

Policy H16 requires developers to make contribution to provision or improvement
of recreation space in the catchment area. As the proposal indicates 5 and more
dwellings, the developer will need to enter into an agreement for a financial
contribution. A total of £27,171.40 is required.

The proposed scheme is considered acceptable and it is recommended that
permission is granted subject to legal agreement and conditions.

In the invent that is satisfactory planning obligation is not concluded before 31st

May 2014, it is recommended that the application be refused for the failure to make
adequate provision in this regard.
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Case Number 13/04007/FUL (Formerly PP-03011142)

Application Type Full Planning Application

Proposal Change of use and extensions to existing building for

use as private hire venue and Shisha Lounge with
restaurant/cafe (Sui Generis Use)

Location TRC Truck Rental 2B Dannemora Drive Sheffield S9

5DF

Date Received 27/11/2013

Team

City Centre and East

Applicant/Agent G9 Design

Recommendation  GRA GC subject to Legal Agreement

Subiject to:

1

The development shall be begun not later than the expiration of three years
from the date of this decision.

Reason; In order to comply with the requirements of the Town and Country
Planning Act.

The development must be carried out in complete accordance with the
following approved documents:

Drawings: 1360_08D, 05D, O4E, 09A, 06B, 07B
Reason; In order to define the permission.

No development shall commence until the actual or potential land
contamination and ground gas contamination at the site shall have been
investigated and a Phase 1 Preliminary Risk Assessment Report shall have
been submitted to and approved in writing by the Local Planning Authority.
The Report shall be prepared in accordance with Contaminated Land
Report CLR11 (Environment Agency 2004).

Reason; In order to ensure that any contamination of the land is properly
dealt with.

Prior to any development commencing the site investigation works

recommended in the Structural Assessment dated 17.02.2014 shall be
undertaken. In the event that these site investigations confirm the need for
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10

remedial works to treat areas of shallow mine workings, these works shall
be undertaken prior to construction of the development commencing.

Reason; In order to protect the safety of future occupiers of the site.

A comprehensive and detailed hard and soft landscape scheme for the site
shall be submitted to and approved in writing by the Local Planning
Authority before the development is commenced, or within an alternative
timeframe to be agreed in writing by the Local Planning Authority.

Reason; In the interests of the visual amenities of the locality.

The development shall not be used for the purposes hereby permitted,
unless a scheme for the installation of equipment to control the emission of
fumes and odours from the premises is submitted for written approval by the
Local Planning Authority. These details shall include plans showing the
location of the fume extract terminating 1 metre above eaves or ridge and
shall include a low resistance cowl. The use shall not be commenced until
the approved equipment has been installed and is fully operational.

Reason; In the interests of the amenities of the locality and occupiers of
adjoining property.

Before the building is brought into use the pedestrian footpaths (which shall
be hard surfaced), dropped kerbs and blister paving shown on the approved
plans shall be provided. Thereafter these works shall be retained.

Reason; In the interests of facilitating easy access for pedestrians and
disabled people.

The approved landscape works shall be implemented prior to the
development being brought into use or within an alternative timescale to be
first approved in writing by the Local Planning Authority. Thereafter the
landscaped areas shall be retained and they shall be cultivated and
maintained for a period of 5 years from the date of implementation and any
plant failures within that 5 year period shall be replaced.

Reason; In the interests of the visual amenities of the locality.

Details of all proposed external materials and finishes, including samples
when requested by the Local Planning Authority, shall be submitted to and
approved in writing by the Local Planning Authority before that part of the
development is commenced. Thereafter, the development shall be carried
out in accordance with the approved details.

Reason; In order to ensure an appropriate quality of development.

The building shall be used for the above mentioned purpose only between
0800 hours and 0300 hours the following day on any day and shall not be
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13

used as a wedding venue or for private hire events between 0800 hours and
1730 hours Monday to Friday.

Reason; In the interests of traffic safety and to minimise the risk of overspill
parking adversely impacting on the efficient operation of adjoining
businesses.

No live music or amplified sound shall be played within the building unless a
scheme of sound attenuation works has been installed and thereafter
retained. Such scheme of works shall:

a) Be based on the findings of an approved noise survey of the application
site, including an approved method statement for the noise survey,

b) Be capable of restricting noise breakout from the building to the street to
levels not exceeding:

(i) the background noise levels by more than 3 dB(A) when measured as a
15 minute Laeq,

(ii) any octave band centre frequency by more than 3 Db when measured as
a 15 minute linear Leq.

Before such scheme of works is installed full details thereof shall first have
been submitted to and approved in writing by the Local Planning Authority.

Reason; In the interests of the amenities of the locality and occupiers of
adjoining property.

Notwithstanding the above condition no amplified sound shall be played
within the ground floor of the building except through an in-house amplified
sound system fitted with a tamper proof sound limiter, the settings of which
shall ensure that amplified music shall only be played at a background level
and shall have received the prior written approval of the Local Planning
Authority.

Reason; In the interests of the amenities of the locality and occupiers of
adjoining property.

Before the use of the development is commenced, a Validation Test of the
sound attenuation works shall have been carried out and the results
submitted to and approved by the Local Planning Authority. Such Validation
Test shall:

a) Be carried out in accordance with an approved method statement,

b) Demonstrate that the specified noise levels have been achieved. In the
event that the specified noise levels have not been achieved, then
notwithstanding the sound attenuation works thus far approved, a further
scheme of sound attenuation works capable of achieving the specified noise
levels and recommended by an acoustic consultant shall be submitted to
and approved by the Local Planning Authority before the use of the
development is commenced. Such further scheme of works shall be
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18

installed as approved in writing by the Local Planning Authority before the
use is commenced and shall thereafter be retained.

Reason; In order to protect the health and safety of future occupiers and
users of the site.

Noise from plant and equipment shall not exceed 5dBA (LA90) below
background noise levels (LA90) when measured at the site boundary.

Reason; In the interests of the amenities of the locality and occupiers of
adjoining property.

Any intrusive investigation recommended in the Phase | Preliminary Risk
Assessment Report shall be carried out and be the subject of a Phase Il
Intrusive Site Investigation Report which shall have been submitted to and
approved in writing by the Local Planning Authority prior to the development
being commenced. The Report shall be prepared in accordance with
Contaminated Land Report CLR 11 (Environment Agency 2004).

Reason; In order to ensure that any contamination of the land is properly
dealt with.

Any remediation works recommended in the Phase Il Intrusive Site
Investigation Report shall be the subject of a Remediation Strategy Report
which shall have been submitted to and approved in writing by the Local
Planning Authority prior to the development being commenced. The Report
shall be prepared in accordance with Contaminated Land Report CLR11
(Environment Agency 2004) and Local Planning Authority policies relating to
validation of capping measures and validation of gas protection measures.

Reason; In order to ensure that any contamination of the land is properly
dealt with.

All development and associated remediation shall proceed in accordance
with the recommendations of the approved Remediation Strategy. In the
event that remediation is unable to proceed in accordance with the
approved Remediation Strategy, or unexpected contamination is
encountered at any stage of the development process, works should cease
and the Local Planning Authority and Environmental Protection Service (tel:
0114 273 4651) should be contacted immediately. Revisions to the
Remediation Strategy shall be submitted to and approved in writing by the
Local Planning Authority. Works shall thereafter be carried out in
accordance with the approved revised Remediation Strategy.

Reason; In order to ensure that any contamination of the land is properly
dealt with.

Upon completion of any measures identified in the approved Remediation

Strategy or any approved revised Remediation Strategy a Validation Report
shall be submitted to the Local Planning Authority. The development or any
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part thereof shall not be brought in to use until the Validation Report has
been approved in writing by the Local Planning Authority. The Validation
Report shall be prepared in accordance with Contaminated Land Report
CLR11 (Environment Agency 2004) and Local Planning Authority policies
relating to validation of capping measures and validation of gas protection
measures.

Reason; In order to ensure that any contamination of the land is properly
dealt with.

The building shall not be used unless the car parking accommodation for 40
cars and 5 cycle stands as shown on the approved plans has been provided
and clearly marked out on site in accordance with those plans and thereafter
such car parking accommodation shall be retained for the sole purpose
intended.

Reason; To ensure satisfactory parking provision in the interests of traffic
safety and the amenities of the locality.

The entrances to the building shall be either flush or have ramps designed
in accordance with BS 8300.

Reason; In the interests of facilitating access by disabled people.

Attention is drawn to the following directives:

1.

The Local Planning Authority has worked with the applicant in a positive and
proactive manner based on seeking solutions to problems arising in relation
to dealing with a planning application.

The applicant is advised that noise and vibration from demolition and
construction sites can be controlled by Sheffield City Council under Section
60 of the Control of Pollution Act 1974. As a general rule, where residential
occupiers are likely to be affected, it is expected that noisy works of
demolition and construction will be carried out during normal working hours,
i.e. 0800 to 1800 hours Monday to Friday, and 0800 to 1300 hours on
Saturdays with no working on Sundays or Public Holidays. Further advice,
including a copy of the Council's Code of Practice for Minimising Nuisance
from Construction and Demolition Sites is available from the Environmental
Protection Service, 2-10 Carbrook Hall Road, Sheffield, S9 2DB: Tel - 0114
2734651.

As the proposed development abuts the public highway you are advised to
contact the Highways Co-ordination Group on Sheffield 2736677, prior to
commencing works. The Co-ordinator will be able to advise you of any pre-
commencement condition surveys, permits, permissions or licences you
may require in order to carry out your works.

The applicant is advised to install any external lighting to the site to meet the
guidance provided by the Institution of Lighting Professionals in their
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document "Guidance Notes for the Reduction of Obtrusive Light (GNO1:
2011)". This is to prevent obtrusive light causing disamenity to neighbours.
The Guidance Notes are available for download from the Institution of
Lighting Professionals' website, or telephone (01788) 576492.

From the 6th April 2008, the Town and Country Planning (Fees for
Applications and Deemed Applications) Regulations 2008 require that all
requests for confirmation of compliance with planning conditions require a
fee payable to the Local Planning Authority. An application to the Local
Planning Authority will be required using the new national standard
application forms. Printable forms can be found at
www.sheffield.gov.uk/planning or apply online at
www.planningportal.gov.uk. The charge for this type of application is £97 or
£28 if it relates to a condition on a householder application for development.

For Listed Building Consent and Conservation Area Consent applications an

application for confirmation of compliance with planning conditions is still
required but there is no fee.
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LOCATION AND PROPOSAL

The application site is located within an estate of small industrial units developed
by Sheffield Development Corporation in the early 1990s. The estate has a single
access from Greenland Road and there are approximately 20 small businesses
operating from the estate.

The units have off street parking and servicing facilities and are generally of one
family of design, that is, workshops faced in grey metal cladding with pitched roofs.

The application site is one of the larger plots and is located approximately 100m in
from the Greenland Road entrance. The unit is surrounded on all sides by
industrial and warehousing uses. The nearest housing is located approximately
200m to the south west on the opposite side of Greenland Road.

The applicant is seeking permission to change the use of the building and extend it
from 640 sgm to 1617 sqgm. The applicant has described the main use as being a
private hire venue for Asian weddings and other multi-cultural functions. They are
expecting a maximum of two weddings a week and these may include the
ceremonies as well as the celebrations. The venue will also be available for hire
for birthdays and any other celebrations or private hire. The ground floor plan
identifies this area is to be used as a Shisha Smoking Lounge with reception, food
preparation and storage areas. The applicant has submitted a seating plan for a
now superseded design which shows 205 covers. The first floor plans show a
sound proofed entertainment room with a conference area and balconies. There
are expected to be 35 full time and 25 part time employees. The proposed hours
of operation are 0900 to 0300 every day. Amplified music will be played in the
venue and the applicant has indicated that alcohol will not be served, however if
the use is deemed to be acceptable it would not be reasonable to control whether
alcohol was served.

The applicant is proposing to extend the building on the south west and north side
and create a new first floor. At ground floor level a substantial part of the north
east and north elevation of the original building will be removed to create openings
so that the building complies with the smoking legislation. A full height free
standing wall is to be erected approximately 1.5m from the building as extended on
the north east and north side.

The elevations will be re-clad in stone effect fibre cladding with a parapet wall
created and a fascia at eaves level. The south west elevation will become the
entrance elevation with window openings introduced at ground and first floor level
and a centralised projecting pediment feature with a projecting entrance canopy
will be constructed. There will be balconies at first floor level on this elevation.
The other elevations are to be much plainer and are mainly faced in horizontal
stone effect fibre cladding with some unenclosed openings at ground floor level.

The existing vehicular access to the site is to be utilised and a separate pedestrian

entrance provided to one side. 37 parking spaces plus 3 additional disabled
spaces are proposed.
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RELEVANT PLANNING HISTORY

The building was last used as a garage/workshop for HGVs with ancillary offices,
planning permission 95/02739/FUL.

SUMMARY OF REPRESENTATIONS

Neighbours were consulted twice as the application description was amended to
incorporate use as a private hire venue.

10 objections have been received from businesses who occupy the industrial
estate, 3 of these commented twice. The grounds of objection are as follows:

- On site car parking is insufficient for 250 customers and 60 staff. What will
the maximum attendance be? Parking is already an issue with overspill on
the estate from the Arena and Centertainment, when parking takes place on
the pavements and across entrances. Additional parking generated by the
use will seriously affect the delivery and dispatch of goods by large vehicles,
access for emergency vehicles and access to industrial buildings will be
blocked. Parking numbers on site may be reduced when photos are being
taken at a wedding celebration. The wedding vehicle convoy will be stacked
on the industrial estate road whilst the luxury vehicles are being parked.

- The signal controlled access across Greenland Road only has capacity for a
few vehicles each time and this could create queuing onto Greenland Road.

- The large convoy of vehicles will add to congestion in the Lower Don Valley
Meadowhall area which is already congested.

- The access and parking issues will have a detrimental effect on small
businesses.

- Leisure facilities are not appropriate for an industrial estate.

- Other concerns are that the proposal will have a negative effect on the
security of existing businesses and they may also be affected by anti-social
behaviour issues. Fire safety is a concern along with health and safety due
to children playing on the estate and adjoining business employees being
affected by the second hand smoke. There are also concerns about under
age customers being inadequately supervised and customer’s vehicles
being damaged whilst parked on the narrow estate road.

PLANNING ASSESSMENT
Policy Issues
The application site lies within a Fringe Industry and Business Area in the Unitary

Development Plan (UDP). Preferred uses are business, general industry and
warehouses. Food and drink outlets and leisure and recreation facilities are
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acceptable uses (Policy IB6). The commentary to the policy says that leisure uses
that would meet the needs of workers or local residents are likely to take only a
small amount of land.

Policy IB9 ‘Conditions on Development in Industry and Business Areas’ states that
change of use will be permitted provided that it would not lead to a concentration of
uses which would prejudice the dominance of industry and business in the area or

cause the loss of important industrial sites.

The Sheffield Development Framework (SDF) Pre-Submission Proposals Map
allocates the site within a Business and Industry Area. Preferred uses are general
industry, warehouses and business uses excluding offices. Preferred uses should
cover at least 70% of the area and uses not specified are considered on their
merits.

The National Planning Policy Framework (NPPF) says that local planning
authorities should apply a sequential test to planning applications for main town
centre uses that are not in an existing centre and not in accordance with an up-to-
date Local Plan. Main town centre uses are defined as including leisure and
entertainment facilities including restaurants.

The wedding and private hire use has some characteristics of an assembly and
leisure use but does not clearly fall within any use class and therefore is
considered to be a use on its own. The Shisha lounge is also a use on its own and
whilst a restaurant café use falls within class A3, in this case it will probably be
ancillary to the other uses. Given that the scheme proposes a mix of different uses
it is considered the overall use of the site will be a sui generis use, which is a use
that does not fall with any particular use class.

In policy terms the overall sui generis use is neither a preferred or acceptable use
under development plan policies and therefore should be considered on its merits.
The vast majority of uses within the policy area are preferred industry and business
uses and therefore the proposal would not be contrary the above UDP and SDF
policies which seek to ensure that industry and business uses remain dominant.

It is considered that whilst a Shisha lounge does not fall within any particular use
class it fits the definition of main town centre uses as defined in the NPPF and
therefore the sequential approach applies. Private function facilities' are not in the
list of main town centre uses to which the sequential test should apply and they are
frequently found outside of existing centres, for example hotels are often used for
private functions and wedding venues and many of these are located in out of
centre locations. Therefore the sequential test would not apply to private function
facilities.

The applicant has submitted a sequential assessment which says that good
highway links to the ring road and motorway are essential as the facility is likely to
draw from a wide area. They also consider a site should have good safe
pedestrian links to public transport and that the use requires a large amount of
space for parking. A site in an industrial area is considered to be necessary to
avoid disturbing neighbours and creating overlooking issues from the proposed
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balconies. They also say an industrial site can accommodate the large free
standing wall which is necessary in order to comply with the smoking legislation.

The applicant was asked to consider the Darnall Liberal Club site as an alternative
town centre site. They have responded by arguing this is less suitable for the
following reasons;

- The proximity of residential properties and the potential for disturbance;

- The Liberal Club would need to be demolished because it could not
accommodate the necessary adaptions;

- The balcony areas could not be accommodated due to overlooking;

- The security requirements could not be easily accommodated given that
substantial parts of the sides of the building need to remain open to meet
the smoking regulations;

- The property is for sale rather than lease.

However the applicant does acknowledge that the Liberal club site is well served
by public transport and easily accessible on foot and has a large catchment
population.

Your officers have concluded that the issues relating to noise disturbance, the
visual impacts of adaptions to accommodate the smoking legislation and security
mean that the Liberal Club site is not suitable and therefore the proposal meets the
sequential approach.

Amenity Impact

Policy IB9 part b says that changes of use should not cause residents to suffer
from unacceptable living conditions.

Although the site is located some 200m from the nearest residential properties
uses could operate until 3am and it is intended to play amplified music. The
smoking regulations mean that the ground floor where the Shisha use will be
contained has to have substantially open sides which means it is difficult to contain
noise.

Following discussions with the Environmental Protection Service the applicant has
amended the proposals to acoustically separate the ground floor from the first floor.

A condition is proposed which means that amplified sound played within the
ground floor Shisha Lounge has to be played through a sound system with a
tamper proof sound limiter which will be set to not exceed background level.
Amplified sound can be played at volumes on the sound proofed first floor. A
condition requires a noise survey to be submitted and the sound attenuation works
to be designed to restrict noise breakout from the building to no more than 3dB(A)
above background. A validation test will need to be carried out when the works
are completed to ensure they meet the above standards.

Subject to these controls and conditions covering plant noise and delivery hours

the Environmental Protection Service are satisfied that the proposal should not
result in any significant amenity problems.
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Access Issues

The National Planning Policy Framework says that plans and decisions should
ensure developments that generate significant movement are located where the
need to travel will be minimised and use of sustainable transport can be
maximised.

Policy IB9 part f says that changes of use will be permitted provided they are
adequately served by transport facilities and provide safe access to the highway
network and appropriate off street parking.

The site is located close to the Darnall and Tinsley Communities and the use is
likely to serve the ethnic communities within these areas. In this respect the
proposal could be considered to be well located to minimise the need to travel.
The applicant has also argued that the both the Shisha and wedding venue will
draw people from a wide area and that a site near the motorway network is a
necessary business requirement. On the other hand a Shisha lounge would
normally be expected to be located into or close to an existing centre in order to
benefit from linked trips and good public transport.

The application site is within 200/300m of bus stops on Greenland Road and
approximately 850m from the Centertainment Supertram Stop. The bus services
which serve the nearest stops are not high frequency and given the distance to the
nearest Supertram Stop the site cannot be considered to be well served by public
transport.

There is a signalised pedestrian crossing of Greenland Road close to the site and
lit footpaths that link the site with Greenland Road. However after the other
Dannemora Drive businesses close in the evenings and at weekends the level of
natural surveillance of the 100m of footpath from the site through the estate to
Greenland Road will be poor.

Given the mixed character of the proposed use and the applicant’s assertion that it
needs to have good road connections and parking it is concluded that there is no
firm basis for resisting the application on accessibility grounds.

There are no current parking guidelines for private hire venues or Shisha lounges.
The UDP parking guideline for restaurants would appear to be the relevant and
these specify one space per 4 seats, which includes an allowance for staff. This
would suggest that 51 parking spaces would be needed based on the seating plan
referred to above or 60 spaces if limited to 240 customers.

It is the wedding and private hire uses that are most likely to produce the highest
parking demand rather than the Shisha lounge. Experience suggests that
provision based on 1 space per four guests might be low as not all wedding guests
are likely to travel in fully occupied vehicles. There are also uncertainties over the
number of customers that could attend the venue. Tables could be packed away
after the wedding celebration and the capacity of the venue would be much larger.
Informal enquiries with the Council’s public safety section suggest that if the
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ground floor space were free of tables this area on its own could accommodate
870 people.

Given these concerns the applicant has agreed to only operate the wedding venue
and private hire use during Saturdays and Sundays and after 5.30pm Mondays to
Fridays. He has also agreed to enter into a planning obligation restricting the
number of customers to a maximum of 240.

At most times it is considered that the level of on-site parking is likely to be
sufficient to meet the needs of the proposed use. However occasionally when
weddings or private function events are held it is likely that the in curtilage parking
will not be sufficient to meet the demand. This would be a concern if it impacts on
the operation and efficiency of the other businesses on the estate. If disruption to
businesses were likely to be regular and severe it could be sufficient reason to
justify opposing the proposal. However given that weddings and functions will take
place in the evenings and weekends when most businesses are likely to be less
busy or closed the risk of conflicts is significantly reduced. Site visits by planning
and highway officers during the working day indicate that on street parking is
sparse on the estate road around site. It is therefore concluded that some
occasional overspill parking can be accommodated on the highway without
seriously affecting the operation of existing businesses.

The planning obligation gives some comfort that the capacity of the venue will be
limited to a level where it should not result in severe parking problems.

Taking all these issues into consideration it is concluded that whilst there is likely to
be a negative highway impact at certain times this is not expected to be so harmful
that it could be judged to be ‘severe’ which is the test within the National Planning
Policy Framework to justify refusing planning permission on transport grounds.

Visual Impact

The application site is tucked away from public view as it is set back approximately
120 m from Greenland Road and is screened by other industrial buildings and to a
limited extent by landscaping. As a result the building will only be seen from the
within the site and the Dannemora Drive industrial estate road.

The existing building is of a utilitarian design and is clad in grey profiled steel
cladding. It has been extended several times and these extensions take from the
simple form of the original building. As the building was last used for a haulage
operation the front elevation is dominated by a series of galvanised full height roller
shutter doors and the yard area was used for the parking of HGVs.

The building will be significantly remodelled and extended. The front elevation
which faces on to the car park will incorporate a significant number of new window
openings such that it will appear more like an office than an industrial building. The
pitched roof of the original building will be retained but will no longer be visible.

The new extensions will have flat roofs that will be screened behind the parapet
and free-standing wall.
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The overall design is considered to be acceptable and whilst the character will be
different from the other industrial buildings this is not a significant concern on this
site, particularly as this unit is not especially prominent. Given the limited
architectural merit of the existing building it is considered that the proposed
changes will improve the appearance of the site.

Coal Mining

The Coal Authority initially objected to the application on the basis that the Coal
Mining Risk Assessment submitted with the application was unsatisfactory.
Further information was subsequently submitted and they have withdrawn their
objection subject to appropriate conditions. These require intrusive site
investigations to be carried out and remedial works if these are identified as being
necessary following the intrusive investigations.

Hazardous Substance Consent

The site lies within the middle zone of the hazardous substance consultation
installation of Gas and Hire on Shepcote Lane. The Council inputs details of the
application into a Health and Safety Executive programme which advises whether
there are any safety concerns. In this case the assessment has concluded that
there is no basis for resisting the proposal on Health and Safety grounds.

Flood Risk

The application is in flood zone one which is the lowest risk flood zone and the
application site is less than 1 hectare and therefore a flood risk assessment is not
required. The applicant has advised that all rainwater from the building will drain
into a large soakaway on site. The parking area is currently mainly finished with
gravel and the applicant confirms that this permeable surface will be retained.
Given the above the proposal should not worsen flooding and complies with Policy
CS67which says that on sites less than 1 hectare surface water run-off must be
reduced as far as is feasible by design measures such as permeable paving.

RESPONSE TO REPRESENTATIONS

There is no evidence that the proposal will worsen security problems for local
businesses. It is just as likely that the increased activity outside the normal
working day will deter crime on the estate.

The building is located on a reasonably large self-contained site and it is
considered that the risks of children playing outside the site are fairly low and not
sufficient to justify opposing the proposal. The issues of fire safety, under-age
smokers and damage to vehicles parked on the estate are controlled by other
legislation and should not be given weight in determining this application.

SUMMARY AND RECOMMENDATION

The proposed development is considered to be acceptable on policy grounds and
will improve the appearance of the site. The key issues are the noise impact and
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the impact of parking on the operation of adjoining businesses. Given the distance
to residential properties and the proposed conditions it is considered that the
escape of noise can be adequately controlled. The site is not particularly well
served by public transport and the Shisha use would be more accessible if located
in a town centre. However the applicant has shown why this is not feasible and
wedding/function rooms are often located in out of centre locations. The parking is
expected to be sufficient to serve the development at most times although parking
is likely to overspill when high attendance weddings/functions take place. However
there is some capacity for on street parking particularly in the evenings and at
weekends which is when these events will take place and the planning obligation
will limit the overall capacity of the building. It is therefore concluded that whist
there will be a negative highway impact at certain times this is not considered to be
‘severe’ and therefore is not sufficient to justify refusing planning permission.

It is recommended that planning permission be granted subject to the applicant

entering into a planning obligation to secure the following heads of terms. In the
event that an a legal agreement is not signed covering these heads of terms by

1.6.2014 planning permission should be refused on the grounds that insufficient
controls are in place to control the venue capacity in the interest of traffic safety

and minimising the disruption to the efficient operation of adjacent businesses.

Heads of Terms

1. An agreement to limit the number of customers on the premises at any one
time to no more than 240.
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Case Number 13/03814/FUL

Application Type Full Planning Application

Proposal Demolition of fire damaged buildings, levelling of
ground and associated filling over extent of former
buildings, viewing area and amenity building

Location Sheffield Ski Village Vale Road Sheffield S3 9SJ

Date Received 05/11/2013

Team West and North

Applicant/Agent Pullen Development (Selby) Ltd

Recommendation  Grant Conditionally

Subject to:

1 The development shall be begun not later than the expiration of three years
from the date of this decision.

Reason; In order to comply with the requirements of the Town and Country
Planning Act.

2 The development must be carried out in complete accordance with the
following approved documents:

Drawing received 6th December 2013 (combined surveys) and sections
received 6th December 2013

Reason; In order to define the permission.

Attention is drawn to the following directives:

1. The applicant is advised that this decision notice relates only to the granting
of planning permission and does not infer any rights in respect of the
restrictions of the lease. Before any works are commenced full written
consent should be sought from the landowner (Sheffield City Council).

2. From the 6th April 2008, the Town and Country Planning (Fees for
Applications and Deemed Applications) Regulations 2008 require that all
requests for confirmation of compliance with planning conditions require a
fee payable to the Local Planning Authority. An application to the Local
Planning Authority will be required using the new national standard
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application forms. Printable forms can be found at
www.sheffield.gov.uk/planning or apply online at
www.planningportal.gov.uk. The charge for this type of application is £97 or
£28 if it relates to a condition on a householder application for development.

For Listed Building Consent and Conservation Area Consent applications an

application for confirmation of compliance with planning conditions is still
required but there is no fee.
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INTRODUCTION

Members are advised that the site occupied by the former ski village is located on
land owned by the City Council, but which is let on a long lease to the applicant for
this development proposal.

The terms of the lease states that the demised premises shall be used as an
artificial ski slope for Alpine and Winter Sports (the Principal Use) and for Ancillary
Uses. Ancillary Uses shall mean the sale and hire of alpine and winter sports
equipment the sale of food and drink the holding of promotions and exhibitions a
travel shop specialising in alpine and winter sports holidays health suite
sauna/solarium and a licensed bar, children’s play facility.

For the avoidance of doubt for the benefit of all parties, then this report considers
only the planning merits of this particular proposal and does not infer a right for the
works to be undertaken.

The works proposed are not included for under the terms of the lease and should
members determine that planning permission should be granted then further
express consent for the works would be required from the City Council in relation to
the lease.

LOCATION AND PROPOSAL

The application relates to the site of the former Sheffield Ski Village, which has
now been destroyed by several fires. There are limited remains of the ski village
left, with the majority of buildings now demolished. There are however, some
structures remaining and the ground levels still reflect the former layout of the site,
such as the bottom of the slopes and the external areas outside the lower ground
floor.

The site has also been the subject of both the tipping of soil and illegal fly tipping.

The application site is located within an area designated as Open Space Area in
the adopted Unitary Development Plan.

This application seeks consent for the demolition of the fire damaged buildings,
although the majority of this consent sought will be retrospective. The proposal
also seeks to level the ground on the site and fill over the extent of the former
buildings, viewing area and amenity building in order to create a level site.
RELEVANT PLANNING HISTORY

Whilst there is a varied planning history for the site, none is relevant to the
consideration of this planning application.

SUMMARY OF REPRESENTATIONS

There have been 33 letters of neighbour representation regarding this planning
application. The comments made are summarised as follows;
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The site has a lot of potential for redevelopment as another ski slope.
There is a lot of community support for the redevelopment of the ski
slope.

The ski village facility made winter sports affordable and accessible to all
irrespective of age, geography or income

The site and the surrounds of the ski village needs a good clear up and
the opportunity should be taken to do something good for the
environment, the community, the local economy and Britain’s ever
growing sports scene.

The site should be made safe but the site should be given back to
Sheffield and returned to its former glory.

The proposed plans to reopen the ski village as an Olympic Snow Sports
Hub is an excellent opportunity

The recent publicity around the Winter Olympic means that the time is
right to redevelop the facility and inspire a new generation.

The proposal will ultimately have a detrimental effect on any future plans
for snow sports activities at the site.

The scope of the works goes beyond making the site safe and
compromises the ski slope and its potential for redevelopment.

There is no benefit to levelling the site.

The potential to use the site for creating jobs and creating a community
asset should be maintained.

The area should be redeveloped for snow sports and mountain biking.
There should be a full application for the development proposed which
requires the levelling of the site.

Development should not include altering the structure or the lie of the
land such that future development would be prevented.

Sheffield has a reputation as a ‘City of Sport’ development should not
compromise this.

There are no definite plans for the future of the site and any works could
be detrimental to plans that promote the future use of the site for outdoor
activities.

There is a general acceptance that there is a need for a general clear-
up, the making safe of, and the securing of the site

Sheffield’s reputation and the current offer in the area of mountain biking,
a skate park and a climbing wall means that a new snow sports venue in
this area could means that the site could be the centre of the ‘Sheffield
Adventure Sports Quarter’.

The development would be contrary to CS50 ‘Parkwood Springs and the
Parkwood Landfill Site’

The loss of open space facilities is contrary to the UDP

The engineering operations will have a substantial visual impact upon
the character of the locality

The visual impact will be significant and highly visible form surrounding
areas and key viewpoints within the city.

The impact of the engineering works means that the application should
be considered in conjunction with the intended development proposal for
the site to be able to judge whether the works are necessary or
justifiable.
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— There is no justification for the earthworks proposed and so the proposal
should be refused on this basis.

— Developing the site for housing does not fit with the master plans for the
area.

— The engineering works should be restricted until the final development of
the site is granted however, fly tipping and clearing the burnt out
buildings could be undertaken.

— There is no other venue for snow sports for the youth in the area and the
facility of Xscape at Castleford requires transport and an ability to afford
the fees.

— The release of the land which was the landfill site would be more suitable
for industrial or housing land.

— The owner of the site should collaborate with representatives of the city
and local business to develop a proposal that combines the need for
more housing with the desire to provide a world class snow sports
training facility for current and future generations. A mixed use
development that combines housing, hotel/ chalet accommodation with
the sports and associated recreational and commercial units could be a
good solution.

— There are signs of economic recovery and overseas investment in the
City, this should not be compromised by this development.

— The Council should make clear its intentions for the site publicly known
prior to granting planning permission. It would be foolish to grant
permission for something that makes it difficult for a previous use to
return.

— There are many other sites in Sheffield for housing, but no other sites for
a ski centre.

Friends of Parkwood Springs have also commented that they support the proposal
to clear up the fire damage and what has been tipped on the site but that they
would like to be assured that what is proposed in the planning application would
indeed clear up the whole area that has been damaged and tipped over recent
months.

The applicant has submitted a counter statement in response to the
representations received. This states that the application is intended to be a minor
civil engineering operation as a small part of the regeneration of the site. That the
extent of works is small and the depth of fill at 1.5metres is negligible compared
with the change of level across the site (as the main slope has a level change of
65metres and the overall drop across the site is almost 100m). The applicant also
states that the intention is that the lower area should be in a presentable state so
as to not encourage further criticism or fly tipping.

The applicant’s supporting submission goes on to state that on the City Sites Plan
the site is shown as employment use and not open space and that the
implementation would not prevent a reopening of a new alpine ski slope on the
facility.

The applicant requests that, for information, and subject to the approval of the
freeholder (Sheffield City Council) they are reviewing an application for the removal
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of all the alpine matting and to return the hillside to its original natural form. It is
stated that the development will not prevent the development of a new multi million
pound ski slope development, which would require the re-profiling of the slopes
and the use of the latest ski slope technology systems.

PLANNING ASSESSMENT

Policy LR5 ‘Development in Open Space Areas’ of the Unitary Development Plan
seeks to ensure that development will not harm the value, character or appearance
of open space and the impact that open space has on the surrounding area.

Policy CS45 ‘Quality and Accessibility of Open Space’ of the Core Strategy seeks
to safeguard and improve open space and the policy states that this will take
priority over the creation of new area.

Core Strategy policy CS47 ‘Safeguarding of Open Space’ states that the
development of open space will not be permitted where it will result in a
quantitative shortage of open space in the local area or it would result in the loss of
open space that is of high quality or is of heritage, landscape and ecological value;
where people in the local area would be denied easy or safe access to a local park
or smaller informal open that is valued or well used by people living or working in
the local area; or it would cause a break in the city’s Green Network. The policy
goes on to state that where development will still result in the loss of open space
that it will only be permitted where as soon as is practicable equivalent or better
space will be provided, or the site is surplus or the development would be ancillary
to the open space and have a minimal impact upon the use or character of the
open space. The policy also states that open space or sports and recreational
facilities of importance beyond the city will be safeguarded and development or
redevelopment will be permitted only where it would improve the quality of facilities
provided in the city.

Of further relevance to the consideration of this application is Policy CS50
‘Parkwood Springs and the Parkwood Landfill Site’. Policy CS50 states that over
the medium to long term that Parkwood springs will be developed into a City Park
and that sport and leisure uses could also be located at Sheffield Ski Village if they
are needed to support the development of sport and recreation facilities there.

Proposal

The actual development proposal will not result in the creation of any new buildings
and the development proposed consists primarily of engineering operations. The
engineering operations are not themselves considered to result in the loss of open
space as they will see the reformatting of previously developed land which was
previously developed and did not in itself make a significant contribution to the
value of the open space in landscape terms nor the green network. The principle of
the development proposed is not therefore considered to compromise the aims of
LR5, CS45 nor CS47.

It is acknowledged that the site did however, have a significant role in the provision
of sport and recreation facilities which were of value to the City, prior to the fires
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which have destroyed the facility. However, the infilling of the land and the levelling
of the site are not considered to compromise the site either as open space, or in
terms of the reinstatement of the ski slope or even the future redevelopment of the
site for any other use, to such a degree that permission could be refused. The
extent of works are relatively limited, and should the need arise then the imported
materials could be excavated. There may be some cost associated with this, but
this is not a material consideration for the Local Planning Authority.

The applicant has indicated that the works are in advance of a proposal to
redevelop the area but no final plans have been put forward for consideration. At
such a time it is likely that the policy requirements of LR5, C45, CS47 and CS50
would be considered in much greater detail, as a redevelopment proposal is likely
to have an impact upon these policies.

Turning to the impact of the proposals, then there are no concerns with the
retrospective levelling of the site and the demolition of the remaining elements on
site. This work neatens the site and cannot be considered to have a negative
impact upon the visual amenity of the site.

The sections submitted by the applicant show that the scheme will see the land
level rise at the bottom of the slope from 96.9 to 98.5 at its maximum point and
98.35 at its lowest in the indicative section provided. The section across the site
shows that the land level will be approx. 98.50 metres in total with the levels
evened out across the site marked in red on the site plan.

The overall impact of these works upon the visual amenity of the site is considered
to be limited, and again will have the benefit of neatening the site. From within the
site the impact of the works will not be viewed as significant, some of the works
have been completed and the levelling of the area towards the slopes is not
considered to be particularly prominent and nor will the works when completed
appear out of character for the site. From the public footpaths and around the site
and in ranging views from across the City it is also not considered that the works
proposed will have a significant impact, with the visual impact being very limited.
The general effect will be of a levelling and neatening of the site rather than of any
new structures or development arising out of the site which would compromise the
overall value, character and appearance of the area of open space.

The applicant has confirmed that the material to be used for infilling will be
purchased from suppliers who will provide inert materials. At the present time the
applicant is unable to provide confirmation of the details of the material as it has
yet to be purchased, but has confirmed that it will have consignment notes with
each load and will be tested to ensure inert quality. From a land quality perspective
this is considered to be acceptable.

It is noted that there are a number of concerns that the development will prejudice
the future development of the site and the reinstatement of a skiing or other
recreation facility on the site. It is not considered that this is the case.

The extent of works proposed are not so significant that they will fundamentally
change the character of the site. The infill on the land could be removed should the

Page 91



redevelopment of the site require this. The removal of the former skiing
infrastructure such as the matting etc. does not require planning permission.

Overall, it is not therefore considered that the development proposed will
compromise the aims of the Policies LR5, CS45, CS47 and CS50.

It is not considered that the development proposal will have an adverse impact
upon the highways network. The delivery of the infill material will not unduly
compromise highway safety and the delivery will be for a limited period only.

RESPONSE TO REPRESENTATIONS

Whilst it is noted that the ski facility was held in high esteem as a valued sports
facility and that there is a lot of support for the reinstatement of the ski facility, it is
not this principle that is the subject of this application.

This application is for the demolition of fire damaged buildings and the levelling of
the site with some infilling of spoil. It is not considered that this in itself would
compromise the future redevelopment of the site for any future use as may be
deemed acceptable by the relevant policies for the site, including CS50.

The works proposed will help to clear up the site and make it safe, as is referred to
by a number of the representations. The issue of fly tipping and the overall state of
the site beyond this infilling is being dealt with by separate means, via the planning
enforcement section of the city council.

The applicant holds the site on a long lease which restricts the use of the site.
Further development options for the site will be dependent upon the negotiation of
the lease and it is not possible to comment upon this matter further at this stage.
The planning authority cannot force the submission of a new application for the
redevelopment of the site.

There may be no perceived benefit to the levelling of the site, but there does not
need to be a benefit or justification for the application to be considered acceptable,
rather that there needs to be no harm arising from it.

For the reasons discussed within the main body of this report it is not considered
that the scheme will be contrary to the policies of the Core Strategy or the Unitary
Development Plan.

As discussed within the report the works proposed are not considered to be
significant and will not be highly visible nor detrimental to the visual amenity of the
site from across the city.

Comment has been made regarding the use of the site for housing development;
no planning application has been made for such a development and any such
application would need to be considered upon its own merits at the relevant time,
and with regards the aims of the policies set out in this report, amongst others
relevant to the consideration of proposals for housing.
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SUMMARY AND RECOMMENDATION

The proposed demolition of fire damaged buildings, levelling of ground and
associated filling over the extent of former buildings, viewing area and amenity
buildings is considered to be acceptable in principle. The development will not
have an adverse effect upon the value or the character of the site as an open
space area, nor should it unreasonably prohibit the future development of the site.
The development is considered to be satisfactory with regards the aims of policy
LR5 of the Unitary Development Plan and Policies CS45, CS47 and CS50 of the
Core Strategy. A recommendation is therefore made for approval subject to
conditions.
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Case Number 13/03711/FUL (Formerly PP-02983298)

Application Type Full Planning Application

Proposal Use of disused railway line as public footpath/bridle

path, installation of associated fencing and bollards
and erection of security fencing along residential
boundaries (Revised plans received 18th February

2014)

Location Land Between Chapeltown Park And Cowley Hill
Sheffield

Date Received 01/11/2013

Team

West and North

Applicant/Agent Sheffield City Council (Environmental Planning)

Recommendation  Grant Conditionally

Subiject to:

1

The development shall be begun not later than the expiration of three years
from the date of this decision.

Reason; In order to comply with the requirements of the Town and Country
Planning Act.

The development must be carried out in complete accordance with the
following approved documents:

Drawings: EP179/04 received 4th November 2013 and EP179/03B/C,
EP179/05/A, YO/SD/28C, EP179/07, EP179/06/A and EP179-08 received
18th February 2014.

Reason; In order to define the permission.

Notwithstanding the submitted details, before the development is
commenced, full construction details of the Trans-Pennine Trail shall have
been submitted to and approved in writing by the Local Planning Authority
(as the construction depths may vary depending on whether the Trans-
Pennine Trail becomes adopted or not). Once the above-mentioned details
have been approved, the Trans-Pennine Trail shall be constructed in
accordance with them.

Reason; In the interests of highway safety and the amenities of the locality.
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Before the development is commenced, full details of a maintenance
strategy for the Trans-Pennine Trail shall have been submitted to and
approved in writing by the Local Planning Authority, and thereafter operated
in accordance with the approved strategy.

Reason; In the interests of highway safety and the amenities of the locality.

Before the extended section of Trans-Pennine Trail becomes operational,
full details shall have been submitted to and approved in writing by the Local
Planning Authority of any enabling works on the existing section of Trans-
Pennine Trail leading to the proposed section (removal of concrete cylinders
that form obstructions, removal of fencing that form obstructions, any repairs
to the surfacing, removal of general debris). The above-mentioned approved
enabling works shall have been completed prior to the new section of Trans-
Pennine Trail being opened.

Reason; In the interests of highway safety and the amenities of the locality.

The publicly accessible route hereby approved shall only be used by
pedestrians and cyclists as confirmed by the applicant's e-mail dated 30th
December 2013.

Reason; In order to ensure an appropriate quality of development.

The publicly accessible pedestrian and cycle route hereby approved shall
not be brought into public use until the following measures have been
implemented:

(i) The installation of the three adjustable A frame barriers as shown on Plan
EP179/03/C and YO/SD/28 Rev C, which shall be installed in the closed
position;

(ii) The installation of the 2.4 metre Nylofor 2D steel welded mesh fencing in
accordance with Plan EP179/03/C;

(iii) The installation of the 2 metre dead hedge in the location shown on Plan
EP179/03/C and in accordance with the details at EP179/08.

The above measures shall be retained in perpetuity.

Reason; In order to ensure an appropriate quality of development.

The Hawthorne hedge as shown on Plan EP179/03/C and in accordance
with the details at EP179/08 shall be implemented within the first planting
season following the commencement of development. Thereafter the hedge
shall be retained and shall be cultivated and maintained for a period of 5
years from the date of implementation and any plant failures within that five
year period shall be replaced.

Reason; In the interests of the visual amenities of the locality.
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Attention is drawn to the following directives:

1.

The Local Planning Authority has worked with the applicant in a positive and
proactive manner based on seeking solutions to problems arising in relation
to dealing with a planning application.

To ensure that the road and/or footpaths on this development are
constructed in accordance with the approved plans and specifications, the
work will be inspected by representatives of the City Council. An inspection
fee will be payable on commencement of the works. The fee is based on
the rates used by the City Council, under the Advance Payments Code of
the Highways Act 1980.

If you require any further information please contact Mr S A Turner on
Sheffield (0114) 2734383.
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LOCATION AND PROPOSAL

This application relates to a disused railway line that lies to the rear of properties
on Glenwood Crescent, Woodburn Drive and Cowley Drive and to the rear of
Chapeltown Park. The line is owned by Railway Paths Ltd; they are a charitable
organisation that manages the properties held by their sister charity Sustrans. In
places, the railway line is within a cutting but on parts of the line, particularly to the
rear of houses on Cowley Drive and Woodburn Drive the railway is not within a
cutting and it lies above the garden level to these properties. To the east the
railway line is adjoined by the disused tip at Hesley Wood, which is the subject of a
planning permission for a coal recovery and restoration scheme in accordance with
12/01946/FUL.

This application seeks the construction of an off-road pedestrian and cycle route
along this section of disused railway line. To the south, this new route will link with
an existing section of similar route, which currently terminates beneath the Cowley
Hill road bridge. This southern section then connects through to Loicher Lane. To
the north, it will connect to a proposed section of similar route to be created by the
upgrading of and minor works to existing paths through Chapeltown Park. These
will all form part of the Trans-Pennine Trail network. A short piece of footpath is
also shown linking this section of the off-road route with an existing aggregate
surfaced path leading northwards to Coppice Rise but this is outside the red line
boundary of this application.

It is relevant to note that the application has been amended in the course of the
application process; the original submission included a proposal to incorporate
access for horses along the route ,including access into Chapeltown Park;
however, following concerns raised by local residents and park users as part of the
consultation process, this application now omits the right of access for horses
along both the disused railway and within the park; for the present time, access for
horses along the Trans-Pennine Trail will terminate at Cowley Hill as per the
current situation until a suitable alternative can be sought in the future.

The proposed linear path that forms part of this application will extend to 880
metres; it will be surfaced with a 3m width bituminous macadam surface with a
2.5% drainage crossfall. This will be laid over the existing trimmed, graded and
compacted track bed material. Where the route is to be constructed on fill rather
than the old track bed, an equivalent sub base will be used. The path will have a 2
metre verge on each side, which will be seeded with a low growing grass seed that
has been used on similar path verges in the City. The application states that
excavated soil will be used to create the verges to maintain any local provenance
seed banks.

As the layout of the path follows the alignment of a former disused railway line, the
route is generally level and without any significant gradients. The only exception is
where the proposed route crosses an existing embankment approximately 1.8m
high, which was created by the previous filling of the railway cutting at a point to
the north of the houses on Glenwood Crescent. A ramp is proposed to be
constructed at this point using the existing fill to a maximum gradient of 1:20.
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The application also now includes the provision of adjustable ‘A’ frame barriers at
the entrance to the path at Cowley Hill to prevent vehicular access along with a
horse hop (a form of gate with a stepped box at ground level), a lockable
maintenance gate and steel box section fencing; a second ‘A’ frame and horse hop
will be installed at the northern end of the route at the access into Chapeltown Park
also with steel box section fencing to prevent motorcycle access with a third ‘A’
frame just to the east of the Park access on the route to Coppice Rise. This is an
enhancement from the original submission, which proposed the installation of steel
bollards only and is a response to concerns raised by local residents with regard to
unauthorised motorcycle access along this trail.

In addition, to the rear of all the residential properties that adjoin the former railway
line on Cowley Drive, Woodburn Drive and Glenwood Crescent the application
includes the provision of a 2.4 metre steel welded mesh security fence along 620m
of the southern section of the route. This is supplemented by native hedge
planting in the form of a Hawthorn hedge in front of the fence to provide dense
security and a long-term visual barrier. In addition, at the point of the route where
the former railway line is not within an embankment, an additional 2 metre ‘dead
hedge’ made from on-site stakes and prunings will be created in front of the
hawthorn hedge to create a visual screen. A dead hedge is effectively a dense
barrier constructed from cut branches, saplings and foliage and other materials that
result from pruning and clearing. This will be installed to the rear of Nos.18-44
Cowley Drive and 32-56 Woodburn Drive where there is a line of sight between the
path and the houses.

It is intended that the landowner, Railway Paths Ltd will allow a permissive right of
way along the former railway line.

PLANNING HISTORY

There is no planning history directly relevant to the determination of this
application.

SUMMARY OF REPRESENTATIONS

This application was subject to a wide public consultation by means of neighbour
notification, a press notice and site notices. A total of 6 representations from
residents have been received, including one from the Cowley Residents Action
Group, all of whom object to the development.

The objections raise the following concerns:

— The project goes from nowhere to nowhere as there are no specialised
paths on Cowley Lane or Station Lane so it is a waste of money. They also
consider that Chapeltown Park was donated to the inhabitants of
Chapeltown and the Council has no right to encroach on the Park;

— The application includes a proposed access for horses and cyclists to enter

the Park to which the resident objects as it will conflict with dog walkers and
BMX cyclists. They also object to the ancient woodland plants being
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destroyed by widening the path in the park and consider that an increase in
the number of cyclists would also be a problem along a path shared by
pedestrians as many cyclists ride much too fast when coming up behind
walkers;

One objection considers the security fencing proposed and advises that
whilst it may look better aesthetically, it is not as secure as that which
surrounds the adjoining spoil heap site on Cowley Hill.

The objector considers that the hawthorn hedging needs to be of a mature
planting otherwise, due to the existing tree canopy, it could fail to provide an
adequate screening to the adjoining properties;

There are concerns regarding the position of security/privacy fencing.
Bedroom/bathroom windows on an objectors and neighbouring properties
are approximately the same level or below the pathway. Security fencing
that is erected adjacent to the borders of the adjoining properties at a height
of 2.4mtrs (8 foot) will only be 1.2mtrs (4 foot) above the level of the
pathway due to the fact that their boundary sits approximately 1.2mtrs (4
foot) below the level of the pathway;

A resident requested that a lockable gates be added to the rear of the
properties that currently access the path thus creating, rather than denying
access to the pathway;

One resident has used the embankment as part of their garden and also use
it to gain access to the railway line.

The Cowley Resident’s Action Group raises the following comments and overall,
objects to the development:

The future extension to the route proposed in this application is vague and
ignores any existing use of Chapeltown Park or conditions of use in force in
the park at this time. There appears to be an assumption that the land
contained within the park is not subject to any constraints as to use and
given that the park was bequeathed to the residents of Chapeltown by the
Chambers-Newton estate this needs to be fully explored before any such
assumption can be articulated in a Planning statement.

CRAG highlight that in the planning application it states in Section 3
(Description of the proposal) “Has building, work or change of use already
started” and the response is “No”. However, a 5 metre wide track has
already been cleared using some heavy machinery and some trees have
been felled. Members should note that these works were necessary to
determine the scope of the application and did not require planning
permission; it is the use of the railway line as a cycle track that requires the
permission.

CRAG note that this is surely a new public right of way as no public right of
way currently exists.
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— Use of a soak away for surface drainage will contribute significantly to water
issues behind Cowley estate and addition water seepage to Blackburn
Brook and no consideration is given to the effect of the RecyCoal activity
adjacent to this scheme which is to employ a SUDs system for surface
drainage. CRAG considers it essential that additional investigation and
modelling is required as this scheme will replace a soil substructure with
impermeable bitmac surface of approximately 26,000 sq. m or 2.6 hectares.

— The adjacent site of Hesley Wood Spoil Tip has significant contamination as
identified by RecyCoal at the rear of properties on Glenwood
Crescent/Cowley Drive and this is to be covered by a protective layer and
no extractive works are to be allowed. As this is in close proximity to the
proposed Trail a full contamination survey is necessary surely?

— The 2.4 metre high steel welded fencing that is being proposed is to the
existing residential boundary and as such will not provide any privacy
screening for a significant number of properties as they are below the level
of the existing track and some are above the track bed and hence riders on
horseback will have a significant effect on privacy. The fencing needs to be
erected along the border of the trail, not directly to house boundaries.

— The current application is for the trail from Cowley Hill to Chapeltown Park.
However the future plan seems to be to extend the trail through Chapeltown
Park, emerging onto Sussex Road via the existing Park exit. As there are
notices in the Park prohibiting the use of horse riding, how would this work?
This pathway is used regularly by pedestrians, dog walkers and young
children. Dogs and horses do not mix. Also, Sussex Road is a very busy
main road, which would seem to be unsuitable for horse riding.

South Yorkshire Passenger Transport Executive (SYPTE) fully supports the
application. They advise that initiatives to encourage walking and cycling are
highly supported by SYPTE as measures to promote active travel comply with
numerous policies of the Sheffield City Region Transport Strategy. This is mainly
policy S “to encourage active travel and develop high quality walking and cycling
networks” but will also have an indirect impact on delivery policy V “to improve air
quality, especially in designated AQMAs” and policy W “to encourage safer road
use and reduce casualties on our roads”. They note that the proposal to develop a
bridle way in this location will promote walking and cycling in Chapeltown and
Ecclesfield, whilst also providing a key link to the strategically important
employment site of Smithy Wood. The link will help local people access jobs at
Smithy Wood, whilst encouraging sustainable journeys to work.

PLANNING ASSESSMENT
This application proposes the change of use of a former and now disused railway
line to create an off road pedestrian and cycle route. This new route will link with an

existing section of similar route to the south, which currently terminates beneath
the Cowley Hill road bridge and to a proposed section of similar route to the north
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to be created by the upgrading of and minor works to existing paths through
Chapeltown Park. These will all form part of the Trans-Pennine Trail network.

The key issues to consider in the determination of this application include the
following:

1. Policy and Land Use
2. Impact of the proposals on the amenity of adjoining occupiers;

The Council is also required to consider any representations received in response
to the consultation exercise.

Policy and Land Use

The National Planning Policy Framework (NPPF) was published on 27th March
2012. Paragraph 12 of the NPPF is confirmed that the National Planning Policy
Framework does not change the statutory status of the development plan as the
starting point for decision-making. It confirms that ‘proposed development that
accords with an up-to-date Local Plan should be approved and proposed
development that conflicts should be refused unless other material considerations
indicate otherwise’. Accordingly the National Planning Policy Framework
constitutes guidance for local planning authorities and decision-takers both in
drawing up plans and as a material consideration in determining applications.

Within the UDP the disused railway line is clearly shown as a proposed strategic
cycle/footpath linking from Cowley Hill through to Coppice Rise.

Policy T7 of the UDP seeks to promote walking and cycling. It states that walking
and cycling will be promoted as alternatives to car travel by providing better
facilities to make them safer and more attractive activities. In assessing transport
and development proposals, particular attention will be given to the needs of
pedestrians and cyclists.

Policy T8 relates specifically to pedestrian routes and advises that the safety,
convenience and attractiveness of footpaths and pedestrian areas will be
improved, and new routes and areas created, to form a pedestrian-friendly network
throughout the City and provide access to the countryside around Sheffield.

In relation to cycle routes, UDP Policy T10 advises that the safety, convenience
and attractiveness of cycle facilities and routes will be improved and new ones
created to make the City cycle-friendly and provide access to the countryside
around Sheffield. UDP Policy T11 relates to long distance paths and advises that
long-distance paths will be created as part of a Strategic Cycle/Footpath Network
along a number of routes including Wincobank to Chapeltown.

Within the SDF Core Strategy, Policy CS55 also relates to cycling routes. The
introduction to the policy notes that cycling is a sustainable and growing form of
travel for short to medium length journeys in the city and over the past 10 years the
number of trips to and from the City Centre has increased by around 15%. Policy
CS 55 states that the improvement and development of the cycle network will be
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given priority on strategic links, including through the Blackburn Valley, extending
through Smithy Wood and Hesley Wood to Chapeltown and the Trans Pennine
Trail.

As such, both the UDP and Core Strategy highlight the importance of developing
safe and accessible pedestrian and cycle routes to form a sustainable strategy for
travel around the City and provide access to the countryside. Given that the
railway line is clearly identified as a strategic cycle footpath link, the principle of
development is therefore firmly in accordance with relevant and up-to-date
planning policies. It also accords with the sustainable objectives of the NPPF,
which include at Paragraph 35 a requirement to give priority to pedestrian and
cycle movements and give people a real choice as to how they travel.

It is noted that the railway line is also shown as lying within the Green Belt. The
NPPF confirms at Paragraph 79 that the Government attaches great importance to
the Green Belt and confirms that the fundamental aim of Green Belt policy is to
prevent urban sprawl by keeping land permanently open. It also confirms that the
essential characteristics of Green Belts are their openness and their permanence.

Paragraph 80 of the NPPF clarifies that Green Belt serves five purposes:

— To check the unrestricted sprawl of large built-up areas;

— To prevent neighbouring towns merging into one another;

— To assist in safeguarding the countryside from encroachment;

— To preserve the setting and special character of historic towns; and

— To assist in urban regeneration, by encouraging the recycling of derelict
and other urban land.

Paragraph 87 of the NPPF advises that as with previous Green Belt policy,
inappropriate development is, by definition, harmful to the Green Belt and should
not be approved except in very special circumstances. Paragraph 88 then advises
that when considering any planning application, local planning authorities should
ensure that substantial weight is given to any harm to the Green Belt. It states that
‘very special circumstances’ will not exist unless the potential harm to the Green
Belt by reason of inappropriateness, and any other harm, is clearly outweighed by
other considerations

Paragraph 90 of the NPPF clarifies that certain forms of development are not
inappropriate in Green Belt provided they preserve the openness of the Green Belt
and do not conflict with the purposes of including land in Green Belt; these
exceptions include the provision of appropriate facilities for outdoor sport and
outdoor recreation. It is considered that the provision of a strategic cycle and
pedestrian route will facilitate outdoor recreation such that it is not inappropriate
development within the Green Belt and there is no requirement to demonstrate
very special circumstances. In terms of the impact upon the openness of the
Green Belt, the route is an existing railway and whilst the vegetation that has
subsequently grown over the route will be cleared and a macadam path laid, the
openness of the Green Belt is still preserved as no new buildings are proposed. It
will also not conflict with the purposes of including land in Green Belt in terms of
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points (i) to (v) outlined above. There is therefore no conflict with Green Belt
policy as set out within the NPPF.

Within the Unitary Development Plan, which remains part of the Development Plan
albeit now dated, Policy GE1 of the UDP relates to development in the Green Belt
and reiterates that the guidance within the NPPF that Green Belt, development will
not be permitted, except in very special and that the purpose of including land in
Green Belt must be protected. Policy GE2 of the UDP relates to the protection and
improvement of the Green Belt. Policy GE3 of the UDP relates specifically to new
building in the Green Belt; no permanent buildings are proposed within this
application and it is therefore not considered relevant to this application. Policy
GE4 of the UDP advises more generally on development and the Green Belt
environment and states that the scale and character of any development which is
permitted in the Green Belt, or would be conspicuous from it, should be in keeping
with the area and, wherever possible, conserve and enhance the landscape and
natural environment. The justification to this Policy makes it clear that the visual
amenities of the Green Belt should not be injured by proposals for development
within or conspicuous from the Green Belt. In this case, the proposed cycle and
pedestrian route is considered appropriate within the Green Belt in accordance
with the NPPF; whilst it will include the provision of a new hard surface along the
route, this was a railway track with a similarly hard surface. Moreover, the
macadam surface will be softened by a green verge on either side. It must also be
acknowledged that the cycle path will retain its designation as Green Belt such that
it will continue to safeguard the countryside from urban development and urban
encroachment and will ensure that the neighbouring urban areas do not merge into
one another in accordance with Policy GE1.

With regard to Policy GE2 of the UDP, which relates to the protection and
improvement of the Green Belt, whilst acknowledging that some growth has been
cleared from the railway line to enable the cycle route to be constructed, there is no
impact on the adjoining woodland or Ancient Woodland and this route will enable
more people to access the countryside and enjoy the Green Belt to ensure its long
term protection. With reference to Policy GE4 of the UDP, it is concluded that the
Green Belt in this location will not be injured by the proposed strategic cycle route
and it is therefore considered to accord with the objectives of Policy GE4.

In summary, it is concluded that the principle of creating a strategic cycle way and
footpath will facilitate outdoor recreation such that it is not inappropriate
development within the Green Belt and is therefore not contrary to the NPPF. It
will also preserve its future function and status as Green Belt and is therefore in
accordance Policies GE1-GE4 of the UDP. The principle of development is
therefore accordant with up-to-date national and local planning policy.

Impact upon the amenity of adjoining residents

A key consideration in the determination of this application is the impact of the
proposed route on the amenity of those residents that adjoin the route on the
Cowley Estate, particularly where the railway line is at a higher level than the
gardens of these properties. The application includes a number of cross-section
drawings to illustrate the relationship between the route and these properties; they
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illustrate that at the highest point, the former railway line is broadly at the same
level as the first floor of these houses.

To address the potential for any overlooking between the proposed cycle route and
these adjoining property, and to also address concerns about the security of these
properties, the application includes the installation of a 2.4 metre high welded
mesh securing fence along the entire rear boundary of these properties. Adjacent
to the fence, a double row Hawthorne hedge will be planted. In addition, where
there is the potential for overlooking between the route and the adjoining
residential properties, the application has been revised from the original
submission to include a ‘dead hedge’ to a height of 2 metres; a ‘dead hedge’ is an
immediately dense structure that is constructed of on-site stakes, branches and
prunings; it will provide an instant visual screen to prevent overlooking and
reinforce the proposed Hawthorn hedge in the longer term.

A combination of the security fence, the Hawthorne hedge and the dead hedge are
considered to provide an adequate security and visual buffer between the
proposed route and the railway line to ensure that the amenity of the adjoining
occupiers is protected.

With regard to concerns regarding unauthorised motorcycle access along this
route, which is a concern of local residents, it is again noted that the scheme has
been revised in the course of the application process. The initial application
proposed an arrangement of staggered steel bollards at the entrance to the route
from the Cowley Hill road bridge and at the access into Chapeltown Park. The
installation of staggered bollards is the preferred approach of Sustrans who
consider that barriers can have an impact on legitimate path users as they can be
restrictive. They note that some wheelchairs and mobility scooters are at risk of
exclusion by the barrier, particularly when set in a restrictive position and cyclists
will often have to dismount and/or manhandle their bike through the control and
this difficulty is dramatically increased when using a child seat, trailer or tandem.
Sustrans recommend the use of other measures to limit access by motorbikes
including signing to emphasise which users are not permitted to use a path; whilst
they acknowledge that this signing is unlikely to deter those prone to anti-social
behaviour, they note that it might aid the police in prosecuting offenders as they will
have no excuse for taking their vehicles beyond the signs. Other measures such
as increasing legitimate use of a path to improve natural surveillance and thus
deter misuse, public surveillance and Police enforcement are also suggested.
However, following on from the genuine concerns raised as part of the public
consultation exercise and with an acknowledgment that unauthorised access by
motorcycles is a particular on-going issue in this location the applicant has revised
the scheme to include the installation of ‘A’ frame barriers at each entrance to the
cycle route; these will be installed in a closed position to inhibit motorcycle access.

RESPONSE TO REPESENTATIONS
In response to the objection that the project goes from nowhere to nowhere; this is
incorrect as demonstrated in the above application. The scheme will form part of a

strategic route that will link with an existing section of similar route to the south,
which currently terminates beneath the Cowley Hill road bridge to a proposed
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section of similar route to be created by the upgrading of and minor works to
existing paths through Chapeltown Park to the north.

In relation to the concerns regarding access for horses within Chapeltown Park,
this has now been addressed following the applicant’s decision to omit access for
horses along both the disused railway and within the park; for the present time,
access for horses along the Trans-Pennine Trail will terminate at Cowley Hill as per
the current situation until a suitable alternative can be sought in the future.

With regard to the concern about security fencing, the type of fencing proposed
extends to 2 metres and is a mesh fence, which is an appropriate form of security
fencing in this location and is a product that is designed as a security fencing
product for commercial premises and schools etc. This fence adjoins the rear
boundary of the houses that adjoin the path. In addition, it will be coupled with a
Hawthorne hedge to be planted in front and a dead hedge to provide added visual
protection as noted above.

In response to the concern that the hawthorn hedging should be of a mature
planting, the applicant advises that successful establishment of mature plants is
difficult to achieve and a stronger, denser hedge will be much more effectively
achieved using smaller plants that can readily establish and adapt to local growing
conditions. The applicant estimates a growing time for the hedge of 20-30cm per
year but also notes that the ‘dead hedge’ will form an instant visual screen along
the section of track where visibility is potentially a problem.

Concerns relating to loss or privacy are fully considered in the report above.

With regard to the comment from a resident requesting that a lockable gate be
added to the rear of the properties that currently access the path thus creating,
rather than denying access to the pathway, it is considered that this is actually a
private matter between the owner of the land (Railway Lands Limited) and the
resident rather than a matter for the Council to address within this application. The
essence of this application is to provide a secure boundary between the cycleway
and residential properties — there is no formal right of access between the gardens
and the railway line such that there no formal need to provide a gate.

In response to the comment that one resident has used the embankment as part of
their garden and also use it to gain access to the railway line; this land is clearly
not within the resident’s ownership as the land belongs to Railway Lands Limited
such that there is no formal right of access. Should the resident wish to formalise
the use and access, this is a civil matter to be discussed separately with Railway
Lands Limited.

In response to the comment from CRAG in relation to Chapeltown Park, this
application clearly promotes walking and cycling, which is entirely compatible with
the use of the Park. In any event, little work will be required within the Park
boundary apart from minor surfacing and entrance alterations, which will fall within
the Council’s permitted development rights
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In response to the comment from CRAG that this is surely a new public right of way
as no public right of way currently exists, it is advised that the proposed route will
not be a Public Right of Way and no Bridleway Creation Order will be issued.
Instead, it is intended that the landowner — Railway Paths Ltd — will grant a
permissive right of public access.

CRAG raise concerns that the use of a soak away for surface drainage will
contribute significantly to water issues behind Cowley estate and additional water
seepage to Blackburn Brook and no consideration is given to the effect of the
RecyCoal activity adjacent to this scheme. CRAG consider it essential that
additional investigation and modelling is required as this scheme will replace a soill
substructure with impermeable bitmac surface of approximately 26,000 square
metres or 2.6 hectares. In response, the applicant advises that the total area of
bitmac surfacing proposed is approximately 2’600 square metres and not 26’000
square metres as stated (3m wide path approximately 875m long). ltis also
intended to create a crossfall across the path to drain surface water to the east into
the existing railway drain such that surface water run-off is not considered to be an
issue.

In response to CRAG’s concern about contamination, the proposed route is outside
the Hesley Wood tip site and no removal of existing material is proposed. The
applicant has also advised that very little excavation is required with the new
surface laid over reconsolidated in-situ material such that a contamination report is
not warranted in this case.

SUMMARY AND RECOMMENDATION

This application proposes the change of use of a former and now disused railway
line to create an off road pedestrian and cycle route. This new route will link with an
existing section of similar route to the south, which currently terminates beneath
the Cowley Hill road bridge to a proposed section of similar route to be created by
the upgrading of and minor works to existing paths through Chapeltown Park to the
north. These will all form part of the Trans-Pennine Trail network.

Within the UDP the disused railway line is clearly shown as a proposed strategic
cycle/footpath linking from Cowley Hill through to Coppice Rise. Both the UDP at
Policies T7, T8 and T11 and SDF Core Strategy at CS55 highlight the importance
of developing safe and accessible pedestrian and cycle routes to form a
sustainable strategy for travel around the City and provide access to the
countryside. Given that the railway line is clearly identified as a strategic cycle
footpath link, the principle of development is therefore firmly in accordance with
relevant and up-to-date planning policies. It also accords with the sustainable
objectives of the NPPF, which include at Paragraph 35 a requirement to give
priority to pedestrian and cycle movements and give people a real choice as to
how they travel.

Whilst located within the Green Belt it is concluded that the principle of creating a

strategic cycle way and footpath will facilitate outdoor recreation such that it is not
inappropriate development within the Green Belt and is therefore not contrary to
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the NPPF. It will also preserve its future function and status as Green Belt and is
therefore in accordance Policies GE1-GE4 of the UDP.

With regard to the impact upon the amenity of adjoining residential occupiers it is
concluded that careful consideration has been taken of the relationship between
the proposed route and the adjoining residential properties and the measures put
in place, in terms of the security fencing, Hawthorne hedge and dead hedge will
ensure that the amenity of adjoining residents is suitably preserved.

In conclusion, the proposed development is considered to accord with up-to-date

Local Planning Policy such that in accordance with Paragraph 12 of the NPPF, the
application is recommended for approval subject to conditions.
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Case Number 13/03618/FUL

Application Type Full Planning Application

Proposal Retention of front porch to dwellinghouse
Location 414 Windmill Lane Sheffield S5 6FZ
Date Received 18/10/2013

Team City Centre and East

Applicant/Agent Mrs L Malia

Recommendation  Refuse with Enforcement Action

Subject to:

1

The Local Planning Authority considers that the design of the porch by
reason of its scale, form, detailing and materials is out of keeping with the
design of the existing house and is injurious to the character of the property
itself and the existing street scene. It is therefore contrary to Policy H14 of
the Unitary Development Plan, Guideline 2 of the Supplementary Planning
Guidance on Designing House Extensions and Policy CS74 of the Core
Strategy.

Attention is drawn to the following directives:

1.

The Director of Development Services or the Head of Planning has been
authorised to take all necessary steps, including enforcement action and the
institution of legal proceedings, if necessary, to secure the removal of the
porch. The Local Planning Authority will be writing separately on this
matter.

Despite the Local Planning Authority wishing to work with the applicant in a
positive and proactive manner, based on seeking solutions to problems
arising in relation to dealing with a planning application, it has not been
possible to reach an agreed solution in this case.

The applicant is advised that this application has been refused for the
reasons stated above and taking the following plans into account:

Drawings, photographs and details received 18/10/2013, 04/03/2014 and
03/04/2014
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Site Location

Survey 10018816

rights 2013 Ordnance

© Crown copyright and database
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LOCATION AND PROPOSAL

The application relates to an end of terraced property, located in a terrace row of 6
dwellings with a feature front gable constructed in red brick.

The immediate area is characterised by a mixture of brick/render semi-detached
and terraced properties of varying design. St Hilda’s Church, in the process of
demolition, is located opposite the site. The area is primarily residential in nature.

The subject site has a small front garden area which is bounded by a dwarf stone
wall with a railing above to an approximate height of 1 metre. The dwelling has the
benefit of a shared driveway to the side providing off-street parking
accommodation to the rear in the form of a garage and driveway.

The application seeks retrospective consent for the construction of a large UPVC
porch to the front of the dwelling, which has the characteristics of a small
conservatory.

RELEVANT PLANNING HISTORY

No relevant history.

SUMMARY OF REPRESENTATIONS

No representations have been received in respect of this application.
PLANNING ASSESSMENT

Policy Issues

The application property is sited within a Housing Policy Area as defined by the
Unitary Development Plan (UDP). The most relevant planning policies in
determining this application are outlined in Policy H14 ‘Conditions on development
in Housing Areas’ and Policy CS74 of the Core Strategy. Weight is also given to
guidelines stated within the adopted Supplementary Planning Guidance (SPG) -
Designing House Extensions.

Policy H14 (Conditions on Development in Housing Areas) part (a) expects that
new buildings and extensions are well designed and are in scale and character
with neighbouring buildings; and (c) the site would not be over-developed or
deprive residents of light, privacy or security.

Policy CS74 of the Core Strategy, which was adopted in March 2009, also advises
that high quality development will be expected which would respect, take
advantage of and enhance the distinctive features of the city, its districts and
neighbourhoods.

The National Planning Policy Framework (NPPF) which was adopted in March

2012 affirms, in paragraph 131, the desirability of new development making a
positive contribution to local character and distinctiveness.
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Guideline 2 of the SPG on Designing House Extensions expects that porches
should be constructed in a style that complements the existing dwelling and should
not normally project further forward from the front elevation than 1.5 metres.

The porch which is the subject of this application projects out from the main front
wall of the dwelling by 2.1 metres and is 2.4 metres in width. The porch has a
mono-pitched style roof which graduates to a total height of 2.7 metres. The
projection of 2.1 metres is considered excessive and contravenes the guidance of
a 1.5 metres projection.

Design Issues

The location of the porch to the front of the dwelling renders it visible in the street
scene context and consideration of its design is therefore an important factor.

The porch is constructed of white UPVC and is partially glazed to three sides with
the use of further white UPVC to the walls. It looks very much like a small
conservatory and appears at odds with the host property, which is constructed of
brick with a slate roof. The scale of the extension and its materials result in a
structure that detracts from the character of the existing dwelling in addition to the
existing street scene.

It is not considered that any attempt to remedy the existing porch is possible on a
practical level. A more appropriate solution would be a modestly proportioned brick
built structure with a pitched roof and gabled front, to reflect the existing character
of the house.

Amenity Issues

It is not considered that the porch significantly affects the amenity in terms of loss
of light or dominance. It is its large scale and visual impact which is the issue in this
case.

ENFORCEMENT

As this application seeks permission to retain the porch that has already been
constructed at the site, enforcement action will be required to remedy the situation,
if Members agree to the decision recommended in this report.

SUMMARY AND RECOMMENDATION

The application seeks retrospective permission to retain a large UPVC porch to the
front of a dwelling on Windmill Lane.

The principle of a porch to an existing dwellinghouse is in accordance with Policy
H10 of the UDP.

The design of the porch using UPVC materials in its entire construction including,
doors, windows and walls, together with its shallow roof structure and large scale -
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especially given its visibility in the street scene - is contrary to the intentions of
Policy H14 of the UDP, Policy CS74 of the Core Strategy and Guideline 2 of the
SPG.

The dimensions of the porch are considered to be out of scale with the host
property and clearly contravene Guideline 2 of the SPG, particularly given the
terraced nature of the block and its proximity to the highway.

In conclusion, it is recommended the porch be refused planning permission and
that enforcement action be taken to secure its removal within 3 months of the date
of this decision.

It is therefore requested that the Director of Regeneration & Development Services
or Head of Planning be authorised to take any appropriate action, including, if
necessary, enforcement action and the institution of legal proceedings to secure
the removal of the unauthorised porch within 3 months of the date of this decision.
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Case Number 13/03412/FUL (Formerly PP-02929113)

Application Type Full Planning Application

Proposal Change of use from grazing land to caravan and

campsite, conversion of redundant agricultural
buildings to create a reception area, indoor play area
and Shire Horse stud area and the construction of a
new building to provide a toilet/shower block

Location Little Intake Farm Woodhead Road Grenoside

Sheffield S35 8RS

Date Received 08/10/2013

Team

West and North

Applicant/Agent DLP Planning

Recommendation  Grant Conditionally

Subiject to:

1

The development shall be begun not later than the expiration of three years
from the date of this decision.

Reason; In order to comply with the requirements of the Town and Country
Planning Act.

The development must be carried out in complete accordance with the
following approved documents:

Drawings numbered:
2012-61-2C
2012-61-3B
2012-61-4B

Reason; In order to define the permission.

Prior to the commencement of development, details of the sewage
treatment plant shall have been submitted to and agreed in writing by the
Local Planning Authority and such plant shall be implemented in accordance
with approved details prior to the commencement of the use and retained
thereafter.

Reason; In the interests of the visual amenities of the locality.
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10

Prior to the commencement of development and notwithstanding the
approved plans, an interim site layout shall have been submitted to and
approved in writing by the Local Planning Authority which acknowledges the
routes of existing footpaths and bridleways passing through the site. The
camp/caravan site shall operate in accordance with the approved interim
scheme until such time as the Footpath Diversion Order has been secured
upon which the scheme shown on drawing 2012-61-2C shall be
implemented.

Reason; In the interests of pedestrian safety.

Prior to the commencement of the use, details of the operation
(opening/closing) of the Forestry Commission gate next to Woodhead Road
car park shall have been submitted to and agreed in writing by the Local
Planning Authority. Thereafter, the gate shall operate in accordance with
the approved details.

Reason; In the interests of pedestrian safety.

The materials to be used externally shall match those of the existing building
in colour, shape, size and texture.

Reason; In order to ensure an appropriate quality of development.

A comprehensive and detailed hard and soft landscape scheme for the site
shall be submitted to and approved in writing by the Local Planning
Authority before the development is commenced, or within an alternative
timeframe to be agreed in writing by the Local Planning Authority.

Reason; In the interests of the visual amenities of the locality.

The approved landscape works shall be implemented prior to the
development being brought into use or within an alternative timescale to be
first approved by the Local Planning Authority. Thereafter the landscaped
areas shall be retained and they shall be cultivated and maintained for a
period of 5 years from the date of implementation and any plant failures
within that 5 year period shall be replaced.

Reason; In the interests of the visual amenities of the locality.

The soft landscaped areas shall be managed and maintained for a period of
5 years from the date of implementation and any plant failures within that
period shall be replaced in accordance with the approved details.

Reason; In the interests of the visual amenities of the locality.

The Local Planning Authority shall be notified in writing when the landscape
works are completed.
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12

13

Reason; To ensure that the local planning authority can confirm when the
maintenance periods specified in associated conditions/condition have
commenced.

Prior to the commencement of development, details of bat roosting provision
in the roofs of the buildings shall have been submitted to and agreed in
writing by the Local Planning Authority. Such bat roosts shall be
incorporated into the buildings prior to them becoming operational and shall
be retained thereafter.

Reason; In the interests of biodiversity.

From 1 April to 30 September the campsite will be open to vehicles between
0730 and 2200 hours and the reception shall be open between 0800 hours
and 2000 hours. From 1 October to 31 March the campsite will be open to
vehicles between 0900 hours and 2200 hours and the reception shall be
open between 0900 hours and 1800 hours.

Reason; In the interests of the amenities of the locality and occupiers of
adjoining property.

The occupation of the living accommodation in the barn shall be restricted to
person(s) employed at the caravan and camp site and shall not be used as
a separate dwelling.

Reason; In order to define the permission.

Attention is drawn to the following directives:

1.

As the proposed development will involve the closing/diversion of a
footpath(s) you are advised to contact the City Solicitor and Head of
Administration, Town Hall, Sheffield, S1 2HH, as soon as possible with a
view to the necessary authority being obtained for the closure/diversion of
the footpath(s) under Section 257 of the Town and country Planning Act
1990.

The applicant is advised to contact Mr M Hanson as a matter of urgency on
0114 2736117 to discuss the interim camping site layout that acknowledges
the routes of existing footpaths and bridleways passing through and around
the site.

The applicant is advised to contact the Forestry Commission with respect to
agreeing arrangements for the operation of the gate ay the Old Woodhead
Road car park.

The Local Planning Authority has worked with the applicant in a positive and

proactive manner based on seeking solutions to problems arising in relation
to dealing with a planning application.
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From the 6th April 2008, the Town and Country Planning (Fees for
Applications and Deemed Applications) Regulations 2008 require that all
requests for confirmation of compliance with planning conditions require a
fee payable to the Local Planning Authority. An application to the Local
Planning Authority will be required using the new national standard
application forms. Printable forms can be found at
www.sheffield.gov.uk/planning or apply online at
www.planningportal.gov.uk. The charge for this type of application is £97 or
£28 if it relates to a condition on a householder application for development.

For Listed Building Consent and Conservation Area Consent applications an

application for confirmation of compliance with planning conditions is still
required but there is no fee.
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Site Location
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LOCATION AND PROPOSAL

This application relates to a 2.6 hectare site surrounding Little Intake Farm in
Grenoside of which about 2 hectares comprises the main application site and 0.6
hectares comprising the access road. The site is accessed via an existing long
track from the Old Woodhead Road. The entrance from the Old Woodhead Road
is into a Forestry Commission car park from where there is a Forestry Commission
track providing access into the woodland that lies to the west of the site. After a
distance of approximately 140 metres along the Forestry Commission track, over
which the applicant has a right of access, there is a turning into another track that
leads south-westwards to Little Intake Farm; this track is approximately 1.55
kilometres in length with two passing places.

The main part of the application site (i.e. excluding the access road) is positioned
to the west of Old Woodhead Road. It is approximately 120 metres in width and
250 metres in length and is nestled between woodland. Indeed, to the north and
west, it is bounded by Stead Woods and to the east by further woodland. To the
south is further grazing land. This main part of the site presently comprises
grazing land on each side of the access track and then, at the southern end of the
site, is the existing Little Intake Farm, which currently comprises a stone barn, a
stable block and two more modern sheds. The stone barn extends to 15 metres in
length and 8.1 meters in width with a gross external area of 130.5 square metres; it
is two-storeys in scale. The two sheds are 23 metres x 12.2 metres and are also
two storeys in height. Adjacent to the barn is an existing stable block and also the
remains of a now derelict building.

This application, as amended, seeks the change of use from grazing land to a
caravan and campsite. The plans indicate the creation of a caravan area for up to
31 touring caravans on the west side of the track and then an area of camping on
the east of the track with an informal amenity area to the north of the caravan
section. Permanent caravan pitches are not proposed. The camping area for
tents would be informal with no pitches marked out.

With respect to the surfacing of the site, the access drives for the caravans would
be eco web or grass crete and electric points would be provided. The remainder of
the site would remain as grass.

The application also includes the conversion of the existing agricultural buildings to
create a reception area, indoor play area and a toilet block. The original
submission proposed the construction of a new building to provide a toilet/shower
block but this has subsequently been omitted from the proposal on the grounds
that there are sufficient existing buildings on this site to accommodate a
toilet/shower block without the need for new development. Accordingly, the
proposal also includes the conversion of existing buildings.

The barn is proposed for conversion to a reception and information centre at
ground level with accommodation for a site manager at first floor level comprising a
kitchen, lounge and two bedrooms within the roofspace. This requires some minor
alterations to the building comprising the installation of rooflights. One of the
existing sheds is proposed for conversion to an indoor play area to include a
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climbing wall and indoor play equipment with the second shed proposed for
conversion into an amenity block. This requires the installation of new doors and
windows. The stable block remains as existing.

The application submissions suggest that the campsite will be open throughout the
year. It states that between April and September, the campsite will be open to
vehicles between the hours of 0730 and 2200 with the reception open between
0800 and 2000. In the winter, it is proposed that the vehicular access be open
between the hours of 0900 to 2200 with the reception open between 0900 and
1800. The application form states that 1 full time job will be created and 10 part-
time jobs.

RELEVANT PLANNING HISTORY

There is an extensive planning history to the application site. The applicant also
owns some of the adjoining land as this application relates only to the 2.6 hectares
within the red line boundary. The most relevant applications to this site and the
adjoining land are summarised below:

07/00376/CHU: Alterations to clubhouse to form a café.

Refused: 24.10.2007

This application was refused on the grounds that it represented inappropriate
development within the Green Belt and the use would have a materially greater
impact on the openness of the Green Belt than the present use of the building
leading to more activity and traffic in the area and there were no special
circumstances to justify a departure.

07/00371/FUL: Formation of horse riding exercise area
Approved: 24.10.2007

05/00011/IH: Conversion of barn to form dwellinghouse.
Dismissed 11.07.2006

04/03904/FUL: Conversion of barn to form dwellinghouse.
Refused 01.12.2004

03/02923/FUL: Conversion of barn to form dwellinghouse.
Withdrawn 20.01.2004

03/01061/FUL: Retention of improvements to access road.
Granted: 07.08.2003

02/01658/FUL: Erection of stable block.
Granted 28/08/02

00/00478/FUL: Erection of agricultural buildings or livestock housing & agricultural
storage (application for determination as to whether approval of details is required).
Granted 06.02.2001

01/01533/FUL: Erection of 6 stables in one single storey block.
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Granted: 18.12.2001

00/01070/FUL: Erection of an equestrian centre and disabled riding facility
Refused: 26.09.2000

97/00765/FUL: Erection of agricultural building (application for determination if
approval of details required for agricultural permitted development).
Granted 21.07.1997

SUMMARY OF REPRESENTATIONS

The application has been advertised by means of site notice, press notice and
widespread neighbour notification. A total of 111 representations have been
received of which 59 object to the proposed development and 52 are in support.
Two petitions in support of the application have also been submitted with a total of
163 signatures.

Letters of support

A letter of support has been received from ‘Welcome to Yorkshire’ who advise that
there is a market for the type of holiday experience that the applicant is seeking to
provide at Little Intake Farm and there is also anecdotal evidence that
developments of this nature are able to create markets of their own such that this
new money feeds into the local economy. Welcome to Yorkshire advises that they
depend on tourism businesses like that proposed and are therefore happy to offer
their full support for the scheme.

A letter of support has been received from a business owner at Norfolk Hill,
Grenoside, who advises that there is a need for increased facilities and services for
tourists in this part of the City and this development will contribute to the local
economy

A letter of support from the landlord of the Old Red Lion in Grenoside has been
received on the basis that as a small business owner in Grenoside, he considers
that the development would be beneficial to all businesses within Grenoside and
the surrounding areas and increase the customer base. He considers that it will
also benefit the community by providing employment opportunities. The landlord
of The Old Harrow is similarly supportive, particularly with the Tour de France
approaching. The landlord of The Angel Public House at 151 Main Street notes
that at last, someone is prepared to invest money in the area, which will provide
employment, more business locally as well as the fact that there is nothing like this
for many miles.

A similar letter has been received from the owner of the newsagents at 176-178
Main Street, Grenoside, from MW Roofing in Grenoside and from Pete’s Chippy at
167-169 Main Street. Other business letters of support have been received from
Hoyland Insurance Brokers in Barnsley, Complete Kitchen and Bedroom Solutions
in Hillsborough and JB Doors in Rotherham.

Page 121



A further 8 letters of support have been received from residents of Grenoside. A
resident of Norfolk Hill considers that it may bring new business; a resident of Main
Street considers that Grenoside Woods is ‘crying out for this kind of venture’ and a
resident of Woodhead Road considers that it will be a boost for the local area and
provide job opportunities. A fifth letter of support comes from another resident of
Main Street who acknowledges the job creation and that it will allow other people to
share the area, whilst the sixth, from another resident of Main Street notes that
there are very few campsites in the area and it would be a great place for people to
stay in the area. The seventh, from another resident on Norfolk Hill considers that
this will make a beautiful area more accessible and will be a good way for families
to experience the countryside whilst the eighth considers that it will deliver
something that is missing.

13 letters of support from residents in Barnsley (S75), Stannington (x5)(S6),
Sheffield (S5), Sheffield (S2), Sheffield (S11), High Green (S35) Dronfield, Loxley,
Stocksbridge and Oughtibridge (x2) have been received; most consider that this is
an ideal destination near to Wharncliffe Woods and the Trans-Pennine Trail to
support a visitor facility and boost the local economy.

A further 18 representations of support have been submitted via the Council’s
website. These have been received from Grenoside and the wider Sheffield area
and beyond — 5 are residents of S6, 2 from S36, one from S65, one from
Grenoside, one from S17, one from S35, two from S9, two from S11, one from S1,
one from DN3 and one from DN9. These letters of support highlight a number of
issues, summarised below:

(i) It is a great location for a campsite;

(i) It would help the community and create jobs;

(iii) It will bring tourism to the area, which will bring jobs and build the profile of the
area; in turn, this will help protect Sheffield for the future;

(iv) A change of use to a campsite will preserve the farm land in a sustainable
fashion. He questions what the point of Green Belt is, if not for the enjoyment of
all. It will enable children to camp in a forest and learn about nature.

(v) It will generate trade and possible jobs;

(vi) The woodlands are a great local asset and any development that improves
people’s access to the area should be welcomed. The current footpaths are
currently boggy and difficult to pass so an improvement to them would be
welcomed. The supporter is a runner and whilst running around the area, he
considers that away from the car park, it is rare to encounter more than 10 others
using the paths and trails such that it is unlikely the area will become overrun;

(vii) This will revitalise Little Intake Farm, which has continually suffered from
vandalism and neglect;

(viii) This would be an appropriate venue to bring children with learning difficulties
and it will be beneficial to local communities;

(ix) Roundabout is a homeless charity and they welcome the facilities that give
young people new and positive experiences;

(x) There will be a great demand for this site and there are very few campsites in
the local area. The wildlife surveys show no issue concerning habitats and in fact,
it suggests a way of incorporating new potential habitats within the scheme. There
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are many campsites that operate within National Parks and SSSls without causing
any issues.

A letter of support from the Country Land and Business Association has been
submitted. They represent owners of rural businesses and agricultural land and
the applicant is a Member. They consider that this development will support
economic growth, will result in sustainable tourism, will have little impact on the
Green Belt as it lies in a secluded valley and will help meet a local demand for
holiday provision. They also note that it is in a unique position to take advantage
of the Tour de France next year.

Two petitions in support of the application have been received. One comprises 140
signatures; these are from Grenoside and the surrounding area including
Penistone, Hillsborough and Chapeltown. The second petition contains 23
signatures from Grenoside and other parts of Sheffield; both petitions consider that
this scheme will be a boost to the local community and given children and families
the chance to get outdoors and be more active.

Letters of objection

A total of 59 objections to the application have been received, the majority of which
are residents of Grenoside and the immediate surrounding area. The letters of
objection are generally consistent in the concerns that they raise, which are
broadly summarised below:

Green Belt

This will be a large development of 70 caravans within the Green Belt;

The conversion of the barn to residential accommodation is completely
unacceptable and residential use of any sort should be refused;

The scale of the development would completely ruin the woodland and spoil the
area for locals;

The Green Belt should not be compromised for commercial gain;

It would be unfortunate if the approval for permanent residential accommodation
for the site manager could be used as a precedent to enable further residential
development, either on this site or on adjacent areas;

Detrimental visual impact

Amenity

It will no longer be a tranquil place;

Noise disturbance in a quiet rural area;

The peaceful ambience will be ruined;
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Grenoside’s Village Plan states that villages consider the quality of the countryside
around them to be a major asset — invaluable to everyone and it should be left
undisturbed at all costs. If the project is approved, there will be a substantial
disturbance to the village and surroundings, which is not in their plan;

A few years ago the site was used for a weekend camp for 30 tents and the nightly
noise was unacceptable and an indication of what to expect if planning permission
is granted;

Concern about the noise from the increased number of visitors to Grenoside
village, particularly at pub closing time.

Highways

Increase in traffic on Main Street and Woodhead Road;

Traffic coming into and out of the entrance/exits to Wheata Woods;
A hazard and disruption to cyclists, walkers and riders;

Too many cars, vans and lorries passing through the top of Wheata Woods where
people park for dog walking, cycling and running etc.;

The track would not be suitable for the movement of potentially large vehicles;
The constant emptying of septic tank waste would involve a large vehicle;

Access would be one of the main problems as it is just a single track through the
wood,;

Woodhead Road is completely unsuitable for caravan traffic; it is narrow and in
desperate need of repair;

Access is totally unsuitable through Grenoside;
Inadequate car parking on the site — where will the 70 vehicles park?
Conservation

The scheme will damage the conservation area that people enjoy in Wheata woods
and the surrounding area — it should be preserved and not vandalised.

The wildlife, plants and trees should be protected for the future generations;
The effect of flora and fauna will be more dramatic than suggested in the

application; the Wildlife Trust mention a buffer zone of 15-30 metres, which would
fill the narrow sloping site and mean that the proposal is not practical;
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Wheata Woods is a Local Nature Reserve and is semi-natural Ancient Woodland
as well as Green Belt; it has a city-wide value for nature conservation and supports
several UK Biodiversity Action Plan priority species. More people will result in more
disturbances;

Whilst the ecology surveys have found little of ecological interest, the impact will
not end at the boundary of the site; thought needs to be given to the impact of
noise and light pollution on the fauna in the area;

Concern about the presence of holidaymakers on the adjoining nature reserve.
This will increase the levels of litter, the chances of anti-social behaviour and fire
starting in a protected space.

Other

Environmentally unsustainable due to litter etc.

Over-development of a peaceful site in the Green Belt with 70 caravans and
camping plots;

There is no water or electricity so these will need to be brought in and will spoil the
site;

What about human waste? The waste will be discharged into a little stream at the
side of the fields and if it isn’t managed properly will pollute the streams;

A more favourable development for an Outward Bound Centre was turned down
some years ago and the site should continue to be protected;

The concentration of use will affect the wildlife and the village itself; it is just a
money making venture;

Acknowledged that accommodation is need for a busy site but such
accommodation was previously rejected on the previous application. Should the
project prove a commercial failure, the developer would be left with an authorised
accommodation on a large easily cleared site;

Concern that it will become a site for travellers;

Concern that it will lead to future development of the site for other uses;

Concern about noise given previous issues on the site relating to music events;

The applicant has tried and failed to development this area over the past few years
and failed, always leaving an ugly mess;

The site is unsuitable for camping as it is boggy and steeply sloping from east to

west such that it suffers from very poor drainage and eco-web/grasscrete will not
be adequate;
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The proposals for waste treatment ‘look like an accident waiting to happen’ and if
the streams were polluted, it would affect watercourses all the way to Oughtibridge;

The site has already been listed in Yorkshire.com and the accompanying events
are way over what is outlined in this application; including the sale of alcohol and
barn dances, which will no doubt continue into the night;

The existing public rights of way in and around the site allow for the peaceful and
tranquil enjoyment of this beautiful area and to lose this inheritance would be a
travesty;

The site should only be for short term holiday usage and careful management will
be required to control occupation;

The Tour de France will no doubt bring short term interest but the long term is less
secure and what will then happen to the site?

Concern that an increase in holidaymakers will create more anti-social problems
and change the area. There will be further problems with drugs and alcohol at the
parking site near the camp;

Concern that there is a long history of planning applications at this site, most of
which have been refused and we need no more construction in the Green Belt;

The objector asks Members to note that many of the supporting comments are
bulked up by supporters on a personal level for the applicant rather than for the
actual campsite;

The Council would be setting a precedent, which may allow further expansion;

How many solar panels would be needed to power the indoor play etc — likely to be
out of character in the Green Belt;

Concern about a possible Phase 2 development;

The site has been the location for illegal raves in the past and the sound has been
audible over a wide area;

It is not clear whether the site will be for visitors only — that is to say, touring
caravans, motorhomes and guests staying in tents. Demand will likely fall from
2015 and it should not be able to be converted into a permanent residential site;

The negative effects on Grenoside Village and the environment far outweigh the
possible effects.

One letter of comment suggests that whilst not opposed to a well-managed
seasonal tourist campsite, there is concern that it could turn into more as the
information provided is vague. It would completely change the character and
appearance of this pleasant and rural area.
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In addition to the above comments, the following representations from Wildlife
Groups and other interested and Statutory Consultees have been received:

The Ramblers Association (RA) have written to raise some concerns. They advise
that three public footpaths cross the fields, one of which is nearly always boggy.
There are also other public footpaths and tracks running adjacent to the site and it
is considered that there will be conflict issues if this commercial venture is allowed.
The RA also consider that this will be a huge step change towards changing the
heath and woodlands of north Sheffield from a wildlife haven and place of
tranquillity to a theme park.

The Sheffield Wildlife Trust has submitted a comprehensive response to the
application and they advise that as owners and managers of nearby Greno Wood,
they have a particular interest in this application. The Wildlife Trust do not object,
in principle, to some kind of camping facility in this part of Sheffield, and recognise
the benefits this could bring, but with caveats (set out below) due to the sensitive
nature of the site proposed.

With regard to site designation and location, they appreciate the site is farmland in
private ownership but they note that the proposed development footprint is in the
Green Belt and therefore only low-key use of the site would be acceptable. Itis
also in an Area of High Landscape Value and therefore only ‘low-key’ development
would be appropriate as recommended by Sheffield City Council. In addition, it is
part of the South Yorkshire Forest and in a complex of woodland in Northern
Sheffield and is adjacent to a Local Wildlife Site. The Wildlife Trust advise that it is
currently unclear whether the site in included in or is adjacent to the ‘Wheata
Woods Local Nature Reserve’ The applicant’s ecological report states there are
errors on the MAGIC (Natural England) map. This is unclear and is being
investigated by the Sheffield City Council Ecology Unit. If the area is found to be
part of the LNR, the Wildlife Trust would have to object to its change of use.
However, their current response is based on the LNR and LWS being adjacent to
the site.

The application states in his application that there would be no reasonable
likelihood of protected or priority species being affected adversely ‘on the
development site’ or on ‘land adjacent to or near the development site’ (Q13). They
disagree that the application can state this as the ecological report submitted with
the application does not fully survey the adjacent land outside of the development
footprint, so this information is not complete. Given the nature and designation of
the surrounding woodland, the Wildlife Trust consider that there is a good chance
that such species are present and therefore could be adversely affected. The
report says ‘the land adjacent to the survey area was assessed for bat roosting and
foraging potential’ — but how much land was surveyed and April is not an ideal time
for such a survey. It is noted that the ponds search and white-clawed crayfish
potential survey extended to include areas close to the site. As well as searching
the NBN — the Sheffield Biological Records Centre should have been searched as
a starting point for any such site assessment. They also note that the phase 1
survey was carried out in April — not an ideal time of year for such a survey.
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The Wildlife Trust seeks clarification on the Local Nature Reserve boundary. They
would like to see bird surveys and additional bat surveys on the development
footprint and adjacent land, the retention of the trees target noted as T6 and T7 if
the application is approved and an enhancement of the ecological buffer between
the proposed campsite development and the surrounding designated woodland as
recommended in Sheffield City Council Planning policy G1.

In addition, the Wildlife Trust notes that no recycling collection facilities are
proposed for the campsite. They highlight that despite the large number of pitches,
there are no parking areas planned onsite — it is unclear whether people should
park on/next to their pitch or in a car park. This needs to be clarified as the risk is
that the Wheata Wood/Greno Woods car park could become a de facto car park for
the private caravan park, and dangerous and obstructive road parking on
Woodhead Road would increase.

They query whether a traffic impact study should be carried out. The proposal
suggests that gates currently restricting access to Wharncliffe Wood would
apparently have to be kept open for long hours, meaning off-roaders would have
unobstructed access to the woodland.

The Wildlife Trust note that public footpaths run along the proposed campsite and
caravan park and query what will happen to access to these? They are also
concerned about the robustness of the water/sewerage treatment proposals. Is it
sufficient to protect the surrounding sensitive land and water courses? They would
like to see the professional view of the Environment Agency on this matter. They
note that the site earmarked for the caravan site is sloped and waterlogged in bad
weather, would this mean some, levelling, drainage work or even hard-standing
would have to take place? It is unclear how much, if any of the proposed site would
require hard-standing of any kind (rather than grass) — this would impact on the
nature of the site in its woodland setting.

With regard to whether it is a ‘low-key’ proposal, the Wildlife Trust consider that the
extent/ambition of the proposal is not completely clear; they consider that the
current application is fairly specific, but wider communications from the applicant
suggest bigger ambitions. They note that the pre-application response
recommends ‘temporary use by a limited number of caravans’ and they feel the
number of caravan pitches proposed exceeds this recommendation and is too
many for this sensitive site. In particular, they are concerned by the proposed site
design showing caravan pitches right up the edge of the woodland with no buffer to
reduce potential disturbance from noise, litter, light and dogs.

A falconry centre and displays are mentioned by the applicant generally but this is
not included in the current planning application. What is the scope of this proposal?
Does it require separate planning permission? What would the cumulative impact
on traffic/car parking be?

The Wildlife Trust note that the campsite is already advertised on Welcome to
Yorkshire website as being ‘open now for Tour de France bookings’, despite not
being approved for construction yet and this webpage lists a number of ‘features’ of
the campsite including: barn dances, hog roasts, a bottle bar, live music and mini
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buses to and from local pubs. They are concerned that these proposed
features/activities are not made clear in the planning application and do not fit with
the recommended ‘low-key’ recommendation that may be appropriate for this
particular site. Light, noise, litter and traffic disturbance over long hours would
increase the potential disturbance to wildlife in the surrounding designated areas.
They question whether it is necessary for such a site to be open all year round?

Finally, the Wildlife Trust advises that if this application is approved, they welcome
the proposed re-use of two buildings, which is in-line with the Green Belt Policy.
They would like the applicant to consider a ‘green roof’ on the proposed new
ablution block in line with Sheffield Development Framework Climate Change and
Design SPD and Practice Guide: Guideline CC1 Green Roof Policy’. They would
like to see the green roof benefit local biodiversity as much as possible, given the
sensitive nature of the site. The Wildlife Trust welcome the inclusion of an outdoor
‘natural play space’ and would like to see the use of natural materials where
possible being a planning condition, given the location of the site. They would
also like the ‘landscaping planting’ mentioned to be appropriate native species as
recommended by the South Yorkshire Forest Partnership.

The Forestry Commission have responded as they hold the title to Wharncliffe
Wood They wish to draw the Council’s attention to the fact that the applicant has
indicated on their planning drawings that a direct access point will be created from
the campsite into the adjacent Wharncliffe Wood. There is no legal right of access
from this adjacent land on to the Forestry Commission land and the applicant has
not approached the Forestry Commission in this regard.

The Sheffield Bird Study Group have objected on the grounds that the site is in the
heart of some of the area’s most diverse and well-loved woodland and on the very
edge of two nature reserves, the Local Nature Reserve of Wheata Wood and the
Wildlife Trust’s Reserve of Greno Woods. They have confirmed sightings of
sensitive bird species in close proximity to the site including Wood Warbler,
Bullfinch and Chaffinch. The Bird Study Group consider that the scale of
development will be detrimental to the woodland and their habitats in terms of
disturbance, noise and litter as well as being problematic for those that already
enjoy the woodland as a result of traffic, security, parking and access. They
consider that the timing of the application presents concerned bodies performing
their own investigations of the surrounding site’s breeding fauna and they are also
concerned about this type of development taking place in Sheffield’s Green Belt.

A letter of objection has also been received from the Council for the Protection of
Rural England (CPRE). They object to the application on the grounds that it would
amount to inappropriate development in the Green Belt. CPRE fully support the
comments of the Sheffield Wildlife Trust and in particular, echo their concerns
about (i) the scale of the development and the implications for generating noise,
road traffic and disturbance in an otherwise quiet location, (ii) impacts on the Area
of High Landscape Value and Wheata Woods, which they feel have not been fully
evaluated within the application and (iii) the implication within the application for
future expansion, which would be of even greater concern to CPRE and they state
that it is important that this proposal does not establish a precedent on the site for
a damaging change of use.
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Finally, Angela Smith MP has responded to advise that a number of her
constituents have expressed their concern about this proposal, situated in the
Green Belt, within an Area of High Landscape Value and bordering two local
Nature Reserves. She notes that constituents feel that this is another attempt to
authorise residential development of the land, which has previously been resisted
by the Council. Angela Smith is informed that there are grass snakes and BAP
listed bird species on the site and that disturbance would prove harmful to these. It
is also understood that the site lacks water and electricity, the infrastructure for
which will constitute a risk to wildlife.

Whilst Angela Smith notes that recreational uses can be appropriate in the Green
Belt, the scale of these proposals would, in her view, imply significant disturbance,
additional noise and traffic. Angela Smith recommends that the application is
rejected as it would constitute inappropriate development in the Green Belt, whilst
not satisfying the ‘exceptional circumstances’ requirements for development in the
Green Belt.

PLANNING ASSESSMENT

This application proposes the change of use of grazing land surrounding Little
Intake Farm to create a camping and caravan site. It includes the conversion of an
existing vacant barn to create a reception and information centre, which also
incorporates a manager’s flat, and the conversion of two other barns within the
application site to create an internal children’s play area and washing and WC
facilities. The key issues to consider in the determination of this application include
the following:

(i) Principle of development - Policy and Land Use;
(i) Ecology;

(iii) Impact on the amenity of adjoining occupiers;
(iv) Highways and;

(v) Flood Risk.

The Council is also required to consider representations received as a result of the
public consultation exercise.

Policy and Land Use

Paragraph 12 of the National Planning Policy Framework confirms that ‘proposed
development that accords with an up-to-date Local Plan should be approved, and
proposed development that conflicts should be refused unless other material
considerations indicate otherwise’.

The NPPF confirms at Paragraph 79 that the Government attaches great
importance to the Green Belt and confirms that the fundamental aim of Green Belt
policy is to prevent urban sprawl by keeping land permanently open. It also
confirms that the essential characteristics of Green Belts are their openness and
their permanence.
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Paragraph 80 of the NPPF clarifies that Green Belt serves five purposes:

(i) To check the unrestricted sprawl of large built-up areas;

(i) To prevent neighbouring towns merging into one another;

(iii) To assist in safeguarding the countryside from encroachment;

(iv) To preserve the setting and special character of historic towns; and

(v) To assist in urban regeneration, by encouraging the recycling of derelict
and other urban land.

Paragraph 87 of the NPPF advises that as with previous Green Belt policy,
inappropriate development is, by definition, harmful to the Green Belt and should
not be approved except in very special circumstances.

Paragraph 88 then advises that when considering any planning application, local
planning authorities should ensure that substantial weight is given to any harm to
the Green Belt. It states that ‘very special circumstances’ will not exist unless the
potential harm to the Green Belt by reason of inappropriateness, and any other
harm, is clearly outweighed by other considerations.

Paragraph 90 of the NPPF clarifies that certain other forms of development are not
inappropriate in Green Belt provided they preserve the openness of the Green Belt
and do not conflict with the purposes of including land in Green Belt. This
specifically includes provision of appropriate facilities for outdoor sport, outdoor
recreation as long as it preserves the openness of the Green Belt and does not
conflict with the purposes of including land within it. As part of their original
submission, the applicant considered that a camping and caravan site constituted
outdoor recreation such that it was appropriate in principle. However, it is the
Council’s view that that the determination of whether or not a camping and caravan
site is appropriate development within the Green Belt is more complex.

This application seeks the change of use of vacant grazing land to provide a
caravan and camping site. Within that, there is a proposal to convert some existing
buildings to provide an indoor play area, a recreation and information centre with
staff accommodation as well as the conversion of an existing building to provide a
toilet block, which are all required as a consequence of the proposed change of
use to a camping and caravan site; they are not independent of it. Paragraph 89 of
the NPPF, which sets out the type of development that may not be inappropriate
within the Green Belt, relates specifically to the construction of new buildings, of
which none are proposed as part of this application. The essence of this proposal
is the change of use of grazing land and agricultural buildings to camping and
caravanning with associated facilities, as defined in the Design and Access
Statement.

Paragraph 90 advises that the re-use of buildings, provided that the buildings are
of permanent and substantial construction, may not be inappropriate in Green Belt
provided they preserve the openness of the Green Belt and do not conflict with the
purposes of including land in Green Belt. However, the essence of this proposal is
the change of use.
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It is the Council's view that development in the Green Belt is inappropriate (and
thus can be permitted only in very special circumstances) unless it falls within one
of the exceptions identified in Paragraphs 89 and 90, which this proposal, as a
change of use of grazing land and agricultural buildings to camping, caravanning
and associated facilities, does not, regardless of whether or not the proposed use
would fall within the outdoor sport and recreation use identified in Paragraph 81 of
the NPPF. As such, it is determined that the camping and caravan site and
associated facilities at Greno Woods, as proposed within this application,
constitutes inappropriate development within the Green Belt and should not be
approved except in very special circumstances. Furthermore, ‘very special
circumstances’ will not exist unless the potential harm to the Green Belt by reason
of inappropriateness, and any other harm, is clearly outweighed by other
considerations.

In considering the first matter of very special circumstances, the applicant has
undertaken a review of camp site facilities in and around the locality and advised
that very few facilities actually exist. Within Sheffield, only one small camp site has
been identified within the Rivelin Valley — this is located off Roscoe bank close to
the edge of Stannington and is also within the Green Belt.

Other camp sites in the area include a site at High Bradfield ; this is a temporary
campsite promoted in order to deal with the anticipated Tour de France interests in
the area in July 2014. It has very limited facilities and is located in the Peak District
National Park

The next nearest site is the Holme Valley Caravan and Camping Park in Holmfirth,
which is located approximately 15 miles north of the application site. This is
located with a Green Belt land use designation and an SSI with facilities for
caravans and tents.

Rockley Lane at Cawthorne, Barnsley is a site located approximately 12 miles
north east of the application site within the Green Belt, again with facilities for
caravans and tents

Woodhead Camping at Carlecotes is as small temporary camp site planned to
cope with the demand of the Tour de France in July 2014. Again, this has very few
facilities available on site and is again located in the Peak District National Park

Other sites within the locality include the Elder house Touring Caravan Park,
Doncaster, near Thorne, Barlow Caravan camping at Barlow in North East
Derbyshire, approximately 15 miles south of Grenowoods and Fanshaw Gate
Caravan site, Holmesfield, North East Derbyshire, which is about 14 miles south of
the application site.

Their assessment is consistent with a response provided by the Tourism Manager
of Marketing Sheffield, the Sheffield City Council service responsible for tourism
marketing and visitor services. They advise that the majority of caravan and
campsites in and around the sub region are located in either Green Belt location or
National Park designations. They note that currently, visitors to Sheffield who wish
to camp, or bring a touring caravan are restricted to choosing camp sites in the
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Peak District, or outside of the city boundary on sites which exist within the
Barnsley, Rotherham and Doncaster boundaries. The only facility within the city, at
Rivelin, has extremely limited facilities and is little more than someone’s back
garden. They therefore consider that there is a definite need for such a facility to
be available within the city, and which can then be used in support of marketing the
city to a wider audience. They state that the offer of a permanent camp site would
open up opportunities to exploit the potential of the City as an ‘outdoor’
holiday/short-break destination. Those who take camping (whether tents or
Caravan holidays) are often keen walkers, cyclists etc who would not stay in hotel
accommodation. This, therefore, would not displace business from existing
businesses. Similarly, the location of the proposed site at Grenoside would
ensure provision of services — pubs, food outlets, shops — from which visitors
would make purchases thus contributing to the local economy and village.

The evidence submitted by the applicant and independently supported by the
response to the application submitted by Marketing Sheffield indicates that there is
a shortage of camping and caravan facilities within the Sheffield region. The
facility would contribute to the promotion of tourism within the City and it is
considered that this, in principle, could constitute very special circumstances in this
instance. However, whether the proposal is acceptable is subject to an
assessment of whether they preserve the openness of the Green Belt and do not
conflict with the purposes of including land in Green Belt, which are matters
considered fully in the report below.

Within the adopted Sheffield Unitary Development Plan (UDP), the application site
is designated as part of the Green Belt and is also within an Area of High
landscape value. The adjoining woodland to the east is designated as an Area of
Natural History Interest.

UDP policy GE1 says that development in the Green Belt will not be permitted,
except in very special circumstances, where it would lead to unrestricted growth of
the built up area, contribute to the merging of existing settlements, lead to the
encroachment of urban development into the countryside or compromise urban
regeneration.

UDP policy GE2 seeks to protect and improve the Green Belt landscape. Those
areas with generally high landscape value will be maintained and enhanced.

UDP policy GE3 deals with new building in the Green Belt and the construction of
new buildings will not be permitted, except in very special circumstances, for
purposes other than, amongst other things, outdoor recreation.

Members should note that no new buildings are proposed as the scheme is limited
to converting existing farm buildings. The application, as originally submitted did
propose a new building but this has since been removed from the proposal.

UDP policy GE4 says that the scale and character of development which is

permitted in the Green Belt should be in keeping with the area and conserve and
enhance the natural environment.
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UDP policy GE7 deals with the rural economy and says that development will not
be permitted which would result in the permanent loss of the best agricultural land
or harm the viability of a farm. The value of the land is limited and used for
grazing. The loss of the land would not affect the viability of a farm.

UDP policy GE8 deals with Areas of High Quality Landscape (AHQL) and seeks to
protect and enhance good quality landscape.

UDP policy GE9 deals with the re-use and adaptation of rural buildings and this is
permitted particularly where this would help to diversify the rural economy provided
that the existing building is capable of such conversion without significant alteration
or extension, there would be no harm to the countryside, any harmful impacts of
the existing building are remedied and any historic character would not be
compromised.

The proposal does involve the re-use of three existing buildings.

Core Strategy policy GE71 seeks to protect the Green Belt and endorses both
NPPF and UDP policies.

Layout and External Appearance

The layout, as amended, shows the retention of the buildings at Little Intake Farm
to be used in connection with the proposal. The existing stable block would be
retained and the barn would be used as for reception and information purposes
and staff accommodation at first floor level. The two sheds would be altered and
shed 1 would be an indoor play area and shed 2 used as an amenity block
including toilets and showers.

With respect to the external appearance of the sheds, this would be improved. The
existing exterior of natural stone and slate would be retained and the large roller
shutter doors, each shed has one, would be removed and infilled with stone to
match the existing exterior. All new window and door openings would be of wood.

The areas used for camping and caravans would be centrally located, the buildings
being to the south of this. To the west and north of the sheds is a natural children’s
play space/area and at the edges would be a 15 metre wide buffer zone between
the new development and the adjoining woodland. At the north end would be an
informal amenity area that would remain as grass.

The majority of the site would remain as grass but the access drives serving the
caravan pitches would be of grasscrete. The existing rural and woodland setting
would be supplemented with additional planting of native species, particularly
around the caravan pitches and play area.

An existing access track leads from Old Woodhead Road which will be retained
and improved to serve as the access to the site. Improvements will include
passing places within the site and the existing route will be retained through the
middle of the site, the camping and caravan sites being located each either side.
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A small on-site sewage plant is proposed on the west side of the site within the
buffer zone and this would be screened by planting.

Impact on the Green Belt and Area of High Landscape Value

Policy Guidance contained within the NPPF, UDP and Core Strategy seeks to
protect and enhance the landscape of the Green Belt and to prevent inappropriate
development which might harm the character of the Green Belt. All three
documents seek to prevent unrestricted sprawl, to safeguard the countryside from
encroachment and to prevent the merging of towns. This guidance is set out
earlier in this report but UDP policies GE1, GE2 and GE4 and Core Strategy policy
CS71 are particularly relevant.

Policy guidance says that exceptional circumstances need to be demonstrated to
allow new development so that policy criteria might be satisfied. In this case, the
essence of the application is the change of use. There are existing buildings on
the site but these will be re used as part of the proposal, which will incorporate
visual improvements and no extensions. No new buildings would be proposed. It
is also the case that the existing buildings have suffered from neglect and
vandalism and have fallen into disrepair. Re-use of the buildings will improve their
appearance.

In terms of the actual change to the site, which is grazing land containing three
buildings, this would be limited to improvements to the existing access, the sewage
facility, the creation of grasscrete access tracks within the site serving caravan
pitches and the introduction of electric power points for caravans. There would be
no permanent caravan pitches and the fluidity attached to the use of caravan and
camping sites means that the impact would be variable. At times there would be
heavy use and at others it may be the case that there would be no tents or
caravans and the applicant has advised that the camping area would be used for
grazing.

In terms of the amount of land used within the site to be subject to the change in
use, this is restricted to about half the site as land on all sides apart from where the
buildings are would be left as a buffer zone or as informal open space. The
applicant has committed to providing landscaping within the site which will soften
the impact of caravans when present at the site.

The site is set within a valley with woodland on all sides except to the south but at
this point there are the buildings which would screen the site from the grazing land
beyond. Consequently, the visual impact of the proposed use would be restricted
to this enclosed area. It is not the case, therefore, that there would be long range
views into and out of the site of the wider Green Belt and AHLV because of the
enclosed nature of the site. However, it remains that there would be a change to
the character of the application site and it is also relevant that that three public
footpaths cross the site so there is public access is available. The character of a
walk in this part of Sheffield would change at the site from a quiet grazing field to a
camp site but the character of the woodland around the site would not. Walkers
would experience the change for a very short period only.
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The characteristics of a camp and caravan site is such that at times of high levels
of use, there would be noise and activity associated with this but there are no
houses nearby so there are no neighbours that would be disturbed.

Your officers conclude that there would be an impact on the Green Belt and AHLV
but this would be limited to the confines of the site and the nature of the use means
that the level of impact would fluctuate so that during winter, in particular, the use
of the site is likely to be very low key or possibly not at all. During these times, it is
likely that part of the site would return to grazing.

Potential Impact on the Rural Economy

UDP policy GE7 says that the rural economy will be maintained and enhanced but
also says that this should not result in the permanent loss of the best and most
versatile agricultural land or seriously harm agricultural activities or the viability of a
farm.

This is an isolated area of grazing land and the use as a caravan and camping site
would not harm the viability of the farm. Indeed, in general terms, it may be the
case that the principal of the use of grazing land for such purposes can improve
the viability of farms. The proposal would not result on the permanent loss of
grazing land across the whole site as the camp site would be available for grazing
when the site is not being used for camping.

It is clear from the details set out in the Summary of Representations section of this
report that there is considerable support for the proposal and much of this support
relates to the assistance and boost to the wider local economy as well as providing
one new full time and ten new part time jobs. It is also pointed out within
representations that there is a good opportunity to promote the enjoyment of the
countryside and raise awareness by improved access.

In further support, it is noted that the Tourism Manager of Marketing Sheffield, a
Council service, considers this to meet a definite need for such a facility in this part
of the city and would support the local economy.

It is considered that the local rural economy would be enhanced by the proposal
and the application fully satisfies policy GE7.

Highways, Access, Transportation and Parking

The impact of the proposal has been assessed based on the original submission
for 70 caravans and it was concluded that the application was acceptable in this
respect. As amended, the proposal is now for 31 caravan pitches with a reduced
area for camping.

Access to the site would be taken from Old Woodhead Road along what is
classified as a public footpath that leads directly into the site. The existing
definitive footpaths are of well compacted stone and gravel and currently
accommodate Forestry Commission articulated lorries involved transporting tree
trunks away from the area. Consequently, they would be able to support cars and
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caravans. The access would be amended by way of two passing places being
introduced to allow vehicles to pass comfortably.

The amount of traffic expected can be accommodated by the access and the
junction of the access with Old Woodhead Road is considered to be safe with
appropriate visibility in both directions.

The site of the application lies within an area crossed by definitive public footpaths
and there are two within the site which require formal diversions. The paths must
not become obstructed on either a temporary or permanent basis.

Footpath diversions normally take up to 9 months to process but the applicant has
indicated that it is his intention to implement the proposal very quickly in the event
of the application being approved. This means that the existing footpath routes are
acknowledged prior to the Diversion Order being completed. Temporary fencing
will be required to protect the routes. This would be controlled by an appropriate
condition.

Car parking would be provided on an informal basis on the camping and
caravanning areas with cars being parked next to tents and vans.

There is an existing car park used by ramblers which is served by the same access
that would serve the proposal. To the rear of the car park is a Forestry
Commission controlled gate that campers and caravanners will need to pass
through. The applicant would need to reach agreement with the Forestry
Commission and the Local Planning Authority regarding the operation of the gate
and such agreement would need to ensure that it would not be left open for
prolonged periods which might lead to abuse by non-authorised vehicles.

This would be controlled by an appropriate condition.
Flood Risk

Core Strategy policy CS67 deals with flood risk management and restricts
development in areas where there is a high probability of flooding.

The applicant has submitted a Flood Risk Assessment in support of the proposal
and includes the existing former farm buildings and the open field to the north
which covers about 2.6 hectares.

According to the Environment Agency Flood map, the whole site is located within
Flood Zone 1 where the risk of flooding is low with the probability of flooding each
year is less than 0.1%. According to the NPPF, all forms of development are
acceptable in Zone 1.

The possibility of surface water flooding has been assessed. There is a gradient of
up to about 1 in 10 which falls from east to west across the site and surface water
run-off from the existing open fields and farm area currently discharges into Sough
Dike which flows from north to south along the western boundary.
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The higher land to the east is woodland which would create minimal run off and the
drier areas in the camp site would be covered in permeable material ensuring that
natural drainage would be unaffected. There would be no new buildings or hard
surface areas and any water waste would be controlled by the small sewage
treatment plant at the west edge of the site.

There would be no impact on the current risk of flooding and as the site is within
Zone 1, there is also no need to satisfy the sequential test as set out in the NPPF.

Ecology

UDP policy GE11 says that the natural environment will be protected and
enhanced and the design, siting and landscaping of new development should
promote nature conservation and include measures to reduce any potentially
harmful effects on natural features of value.

UDP policy GE12 says that development which would damage Sites of Special
Scientific Interest or Local Nature Reserves will not be permitted.

UDP policy GE13 says that Local Nature Sites should not be damaged and new
development should be designed so as to protect and enhance the most important
features of natural history interest.

Core Strategy policy CS74 says that new development should take account of and
respect important habitats, woodlands and other natural features.

UDP Proposals Map 3 shows that the application site is not designated as an Area
of Natural History Interest or a Local Nature Site. However, the Wildlife Trust
seeks clarification on this matter because the Natural England website shows the
Local Nature Reserve site at Wheata Woods across part of the application site.
Clarification from Council officers on this issue has been sought for some
considerable time. The original designation map does not appear amongst Council
records but officers in the Council’s Ecology Unit are firmly of the opinion, given the
records and plans they have, that the site is not part of a Local Nature Reserve.

It is considered therefore, is that based the Ecology Unit’s position on this is that
the site is not part of a Local Nature Reserve.

The applicant has submitted a Phase 1 Habitat and Protected Fauna Survey in
support of the application which initially set out the survey methodology. The
survey focused on protected species and, as well as surveying the site, searched
beyond the site boundaries by up to 50 metres.

The survey identified the habitats as being improved grassland, scattered scrub, a
narrow stream flowing along the western boundary, three short lengths of
hedgerow and bare earth along two farm access tracks.

No evidence of protected species was found on the site. It is the case that these
are evident in surrounding woodland but there were no indications of habitats or
foraging within the application site or in the stream. There are two mature oak

trees at the site’s edge which have potential for roosting bats. The site is heavily
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grazed by horses which has rendered the land totally unsuitable for reptiles or
ground nesting birds. There is limited potential for nesting birds in the hedgerows.

There is no Japanese Knotweed or other alien invasive plant species on the site as
listed in Schedule 9 of the Wildlife and Countryside Act 1981.

The report found that the proposed works would affect only a small proportion of
the site, the impact of the change of use would be low and there are no protected
species on the site. It is recommended that native plant species are used in
additional landscaping and conversion works to the buildings should incorporate
roosting opportunities for bats under the ridge tiles in the form of bat entry points.
These can be controlled by conditions.

Sheffield Wildlife Trust submitted a comprehensive representation about the impact
of the proposal on fauna and flora although they did say that they did not object to
the principal of a camping facility in this part of Sheffield. They were concerned
that the use for caravans extended to the site boundary with woodland but this has
been amended so that a 15 metre buffer strip around the site has been
incorporated to resolve this. They also sought assurances that the site would
enhance the provision of habitats were possible. Provision for bats would be made
in the conversion of the existing buildings.

Consequently, there would be no harm to the natural environment at the site in
accordance with policy criteria.

South Yorkshire Forest

UDP policy GE14 says that support will be given for the creation of part of South
Yorkshire Forest on the north and eastern sides of the city. This is supported by
UDP policy GE15 which encourages the planting of native woodland trees and
Core Strategy policy CS74.

The application site is an area of open grazing land but any new planting, including
trees would be native species.

RESPONSE TO REPRESENTATIONS

The representations in support of the application are noted and those relevant to
supporting the rural economy have received specific mention earlier in this report.

With respect to the objections to the application, a number of these have been
addressed already in the report but some further responses are still necessary.

The development, as amended is for 31 caravans, not 70.

The conversion of the barn to include accommodation for a worker is in line with
policy criteria. This would not set a precedent for future residential development.

Any increases in traffic could be absorbed within the existing highways network
around the site.

Page 139



The track would be suitable for heavy vehicles because large Forestry Commission
vehicles already use the tracks.

The proposal would not have an impact on Wheata Woods. A 15 metre buffer strip
would be incorporated.

It is considered that the impact of any noise or light from the proposal would not
adversely affect fauna in the area.

Litter would be controlled and collected by staff on the site who would also deal
with any hazard such as a fire.

Human waste would be dealt with by the sewage treatment facility within the site.
It is not the intention that this becomes a traveller site.

In the event of solar panels being used, this would be a sustainable way of
producing power.

The Ramblers Association are concerned that this proposal would be a huge step
change from a tranquil area to a theme park. This would not be the case. It would
be a camp site which would have variable demand, at times being busy particularly
when major events such as the Tour de France is on and very quiet, during cold
weather or winter, for example.

The Wildlife Trust felt that a traffic impact study should be carried out but given the
level of activity, this is not considered to be necessary.

The Trust also raise concerns about the robustness of sewage treatment facility
but this would be controlled by separate legislation.

With respect to the potential for associated uses such as barn dances, hog roasts,
live music etc, the applicant has set out the hours of use for vehicles and this

would be at odds with such proposals. The hours of use would be controlled by a
condition.

Details of the natural play area would be controlled by a condition.

Angela Smith MP has supported the claims by her constituents that there are grass
snakes and BAP listed birds on the site but the Ecology Survey submitted by the
applicant finds no evidence of this.

This is not an attempt to authorise residential development on the land.
SUMMARY AND RECOMMENDATION

This application, as amended, seeks planning permission for the change of use of

grazing land enclosed between woodland to caravan and camping and for three
existing buildings to be converted to uses which would be ancillary to the proposal.
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The existing access from Old Woodhead Road would be used and improved by
way of two passing places being put in place.

The caravan site would be on the west of the access path and the camping facility
on the east. When the site is not being used for camping, the land would be used
for grazing. The revised scheme is significantly reduced from the original
submission for 70 caravans plus tents. Due to the inclusion of a 15 metre buffer
strip around the site, this has been reduced to 31 caravans with a much reduced
area for tents thus creating protection from impact on the adjoining woodland and
increasing the openness of the site.

The detailed land use policy assessment set out earlier in this report makes it clear
that, in line with advice contained in the NPPF and the UDP, the proposal
constitutes inappropriate development within the Green Belt and should not be
approved except in very special circumstances. Consequently, it has to be
demonstrated that any potential harm to the Green Belt by reason of
inappropriateness is clearly outweighed by other considerations and benefits.

The scheme, as amended, significantly reduces the numbers and area that would
be available for caravans and tents and this would be enclosed by a buffer strip
which would prevent encroachment into the adjoining woodland and create
openness within the site. The seasonal characteristics of camping would mean
that there would be periods of very low activity on the site and during times of no
camping, that part of the site would revert back to grazing.

The impact on the Green Belt would be limited because the site would be screened
on all sides by mature woodland and buildings and is located in a valley. There are
clear benefits arising from the proposal by reason of the refurbishment and long
term use of former agricultural buildings at the farm, which have fallen into
disrepair and have been targeted by vandals.

There are also clear benefits to the local rural economy and the proposal has
substantial support from local businesses who will benefit from the proposal as well
as the use creating eleven full and part time jobs.

Consequently, your officers are of the opinion that very special circumstances have
been demonstrated which outweigh any potential for harm to the Green Belt and
AHLV which have been set out in this report and the application is considered to be
acceptable.

The application satisfies all policy criteria set out in this report and is, therefore,
recommended for conditional approval.
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