
 
Case Number 

 
19/03143/FUL (Formerly PP-08037032) 
 

Application Type Full Planning Application 
 

Proposal Erection of 74no. dwellings, formation of access road, 
associated landscaping works, open space works and 
flood storage works 
 

Location Land Off Moorthorpe Way 
Sheffield 
S20 6PD 
 

Date Received 27/08/2019 
 

Team City Centre and East 
 

Applicant/Agent DLP Planning Ltd 
 

Recommendation Grant Conditionally Subject to a Legal Agreement 
 

 
  
Time limit for Commencement of Development 
 
 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. 
 
Approved/Refused Plan(s) 
 
 2. The development must be carried out in complete accordance with the following 

approved documents:  
  
 n1276 001 Rev A - Location Plan 
 008 Rev D - Planning Layout 
 009 Rev C - Presentation Layout 
 010 Rev A - Street Scenes 
 011 Rev B - Site Sections (Existing and Proposed) 
 101-01 Rev D - Materials Plan 
 106 Rev D - Boundary Treatment Plan 
 108 Rev D - Proposed Finished Floor Levels 
        
 Rev 4 dated May 2020 - Tree Protection Plan 
 SD 12-022 - Timber Knee Rail 
 SD 12-024 - Brick Wall 
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 3573/1 Revision F - Proposed LEAP 
 3573/2 Revision C - Detailed Landscape 1 of 2 
 3573/3 Revision C - Detailed Landscape 2 of 2 
 3573/4 Rev D - Landscape Proposals - Detention Basin 
 SD 12-025 - Screen Fence 
  
 P2741-SK03-01 Rev B - Externals 1 of 4 
 P2741-SK03-02 Rev B - Externals 2 of 4 
 P2741-SK03-03 Rev B - Externals 3 of 4 
 P2741-SK03-04 Rev A - Externals 4 of 4 
 P2741-01-01 Rev G - Drainage Layout 
 P2741-01-02 Rev G - Proposed Basin Strategy 
 P2741-09-08 Rev A - Proposed Basin Headwall Details 
 P2741-09-07 Rev A - Flow Control 
 P2741-10-01 Rev A - Standard Details Sheet 1 
 P2741-10-02 Rev A - Standard Details Sheet 2 
 OWL-BWB-GEN-XX-DR-TR-155 Rev P1 - Swept Path 
  
 Gabion Wall image 
  
 ETN/002 Rev C - Easton Elevations 
 ETN/001 Rev A - Easton Floor Plans 
 HTN/002 Rev C - Haddington Elevations 
 HTN/001 Rev A - Haddington Floor Plans 
 STN/009 Rev A - Seaton Elevations 
 STN/001 Rev A - Seaton Floor Plans 
 PTN/002 Rev C - Paignton Elevations 
 PTN/001 Rev B - Paignton Floor Plans 
 LBY/002 Rev C - Lathbury Elevations 
 LBY/001 Rev A - Lathbury Floor Plans 
 HBY/002 Rev D - Napsbury Elevations Plots 17-18, 23, 57-58 
 HBY/002 Rev D - Napsbury Elevations Plots 3, 47-48 
 HBY/001 Rev D - Napsbury Floor Plans 
 SBY/002 Rev C - Sudbury Elevations  
 SBY/001 Rev B - Sudbury Floor Plans 
 RBY/002 Rev C - Ransbury Elevations  
 RBY/001 Rev A - Ransbury Floor Plans  
 CHM/002 Rev C - Chesham Elevations 
 CHM/001 Rev A - Chesham Floor Plans 
 DBY/012 Rev A - Denbury Elevations 
 DBY/001 Rev B - Denbury Floor Plans 
 FBY/009/ Rev A - Finsbury Elevations 
 FBY/001/ Rev B - Finsbury Floor Plans 
 KTN/009 Rev C - Kinnerton Elevations 
 KTN/001 Rev B - Kinnerton Floor Plans 
 HEL/001 Rev A - Helmsdale Elevations/Plans 
 NIT/001 Rev A - Nithsdale Elevations/Plans 
 WEY/001 Rev A - Weydale Elevations/Plans 
  
 Reason:  In order to define the permission. 
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Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes for 
definition) 
 
 
 3. No development shall commence, including any works of demolition or site preparation, 

until a Construction Environmental Management Plan (CEMP) has been submitted to 
and approved by the Local Planning Authority.  The CEMP shall assist in ensuring that 
all site activities are planned and managed so as to prevent nuisance and minimise 
disamenity at nearby sensitive uses, and will document controls and procedures 
designed to ensure compliance with relevant best practice and guidance in relation to 
noise, vibration, dust, air quality and pollution control measures.  The CEMP shall 
include strategies to mitigate any residual environmental or amenity impacts that cannot 
be adequately controlled at source. 

  
 Reason:  In the interests of the amenities of the locality and occupiers of adjoining 

property it is essential that this condition is complied with before the development is 
commenced. 

 
 4. No development, including any demolition and groundworks, shall take place until the 

applicant, or their agent or successor in title, has submitted a Written Scheme of 
Investigation (WSI) that sets out a strategy for archaeological investigation and this has 
been approved in writing by the Local Planning Authority. The WSI shall include: 

  
 - The programme and method of site investigation and recording. 
 - The requirement to seek preservation in situ of identified features of importance. 
 - The programme for post-investigation assessment. 
 - The provision to be made for analysis and reporting. 
 - The provision to be made for publication and dissemination of the results. 
 - The provision to be made for deposition of the archive created. 
 - Nomination of a competent person/persons or organisation to undertake the works. 
 - The timetable for completion of all site investigation and post-investigation works. 
  
 Thereafter the development shall only take place in accordance with the approved WSI 

and the development shall not be brought into use until the Local Planning Authority 
have confirmed in writing that the requirements of the WSI have been fulfilled or 
alternative timescales agreed. 

  
 Reason:  To ensure that any archaeological remains present, whether buried or part of a 

standing building, are investigated and a proper understanding of their nature, date, 
extent and significance gained, before those remains are damaged or destroyed and that 
knowledge gained is then disseminated.  It is essential that this condition is complied 
with before any other works on site commence given that damage to archaeological 
remains is irreversible. 

 
 5. No development shall commence, including vegetation clearance, soil stripping or earth 

moving until the tree protection fence shown on the tree protection plan Rev 3 dated 
April 2020 has been put in place.  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 
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when the protection measures are in place and the protection shall not be removed until 
the completion of the development. 

  
 Reason: In order to protect the trees to be retained during construction in the interests of 

the amenities of the locality it is essential that this condition is complied with before the 
development is commenced. 

 
 6. No development shall commence until details of the means of ingress and egress for 

vehicles engaged in the construction of the development have been submitted to and 
approved in writing by the Local Planning Authority.  Such details shall include the 
arrangements for restricting the vehicles to the approved ingress and egress points.  
Ingress and egress for such vehicles shall be obtained only at the approved points. 

  
 Reason:  In the interests of protecting the free and safe flow of traffic on the public 

highway it is essential that this condition is complied with before any works on site 
commence. 

 
 
Other Pre-Commencement, Pre-Occupancy and other Stage of Development Condition(s) 
 
 
 7. Before that part of the development commences full details of the proposed external 

materials including the design and materials of the retaining walls and gabion walls shall 
have been submitted to and approved in writing by the Local Planning Authority.  
Thereafter the development shall be carried out in accordance with the approved details. 

  
 Reason: In the interests of the visual amenities of the locality. 
 
 8. Prior to the commencement of the construction of any houses, a scheme for creation of 

hedgehog highways shall be submitted to and approved by the Local Planning Authority.  
The approved scheme shall be implemented before the relevant houses are occupied. 

  
 Reason: In the interests of mitigation the ecological impact of the development in 

accordance with paragraph 175 of the National Planning Policy Framework 
 
 9. Prior to occupation of any of the dwellings, a scheme for incorporating the following bird 

and bat boxes together with a timescale for their implementation shall be submitted to 
and approved by the Local Planning Authority: 

  
 - Minimum of 6x habitat integrated bat boxes; 
 - Minimum of 4x integrated house sparrow boxes; 
 - Minimum of 4x integrated starling boxes; 
 - Minimum of 4x integrated swift/house martin boxes; 
 - Minimum of 6x open-fronted bird boxes, attached to retained trees//bushes at the 

perimeters; and 
 - Minimum of 6x hole-entrance boxes, attached to retained trees/bushes at the 

perimeters. 
  
 The development shall be carried out in accordance with the approved scheme and time 

scale.  
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 Reason: In the interests of mitigation the ecological impact of the development in 
accordance with paragraph 175 of the National Planning Policy Framework 

 
10. The lighting scheme for the construction period and the permanent lighting for the 

highways and footpaths shall be designed to follow current best practice guidelines (Bats 
and Artificial Lighting in the U.K. 2018). Prior to the permanent lighting scheme being 
implemented a report assessing the scheme against the above guidelines shall be 
submitted to and approved by the Local Planning Authority. Thereafter the approved 
scheme shall be implemented. 

  
 Reason: In the interests of mitigation the ecological impact of the development in 

accordance with paragraph 175 of the National Planning Policy Framework. 
 
11. Prior to the occupation of any part of the development, a detailed Travel Plan(s), 

designed to:  
  
 - reduce the need for and impact of motor vehicles, including fleet operations;  
 - increase site accessibility; and 
 - facilitate and encourage alternative travel modes 
  
 shall have been submitted to and approved in writing by the Local Planning Authority.  
  
 Detailed Travel Plan(s) shall be developed in accordance with a previously approved 

Framework Travel Plan for the proposed development, where that exists.  
  
 The Travel Plan(s) shall include: 
  
 1. Clear and unambiguous objectives and modal split targets; 
 2. An implementation programme (which shall include the provision of discounted public 

transport tickets to be provided to new residents), with arrangements to review and 
report back on progress being achieved to the Local Planning Authority in accordance 
with the 'Monitoring Schedule' for written approval of actions consequently proposed; 

 3. Provision for the results and findings of the monitoring to be independently 
verified/validated to the satisfaction of the Local Planning Authority; 

 4. Provisions that the verified/validated results will be used to further define targets and 
inform actions proposed to achieve the approved objectives and modal split targets. 

  
 On occupation, the approved Travel Plan(s) shall thereafter be implemented, subject to 

any variations approved in writing by the Local Planning Authority. 
  
 Reason:  In the interests of delivering sustainable forms of transport, in accordance with 

Core Strategy Policy CS 53. 
 
12. 20% of the houses with on plot parking shall be provided with electric charging points 

and a further 30% of the houses with on plot parking shall be provided with infrastructure 
to allow the home owner to install an appropriate electric vehicle charging point.  Details 
of the charging infrastructure and plots to be provided with the electric charging 
infrastructure shall be submitted to and approved by the Local Planning Authority before 
construction of the housing commences.  The approved details shall be implemented 
before the relevant houses are occupied. 
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 Reason: In the interests of encouraging sustainable travel and mitigating the air quality 
impact of the development. 

 
13. Pruning works to minimise damage to the retained trees  G7a-d, G7f, G8a, G8d-e and 

G9a shall be carried out by qualified landscape contractors in accordance with the 
details in the Ecological Management Plan dated April 2020 prior to any vegetation 
clearance, regrading works or development taking place adjacent to the retained trees  
G7a-d, G7f, G8a, G8d-e and G9a.  Prior to these pruning works being undertaken the 
tree pruning work schedule specified in paragraph 3.24 of the Ecological Management 
Plan shall be submitted to and approved by the Local Planning Authority. 

  
 Reason: In order to protect the trees which are being retained in the interests of the 

amenities of the locality and mitigating the biodiversity impact.  
 
14. Prior to the construction of the water storage pond shown on plan P2741-01-02-Rev G 

commencing, details of the design of the retaining walls including the material finishes 
and structural design shall be submitted to and approved by the Local Planning 
Authority.  Thereafter the water storage area shall be constructed in accordance with the 
approved details. 

  
 Reason: In the interests of the visual amenities of the locality. 
 
15. The approved renewable and low carbon energy equipment and measures to achieve 

the alternative fabric first approach, as set out in the Energy Report Ref 007780 dated 
Dec 2019 and the Eco2Solar quotation dated 24.4.2020, shall have been 
installed/incorporated before the relevant properties are occupied, and a report shall 
have been submitted to and approved in writing by the Local Planning Authority to 
demonstrate that the agreed measures have been installed/incorporated prior to the 
substantial completion of the last dwelling.  

  
 Reason: In order to ensure that new development makes energy savings in the interests 

of mitigating the effects of climate change. 
 
16. That part of the ecological management plan that relates to habitat management is not 

approved as part of this consent and prior to any works commencing within the buffer 
zone shown on the approved plans, a revised ecological management plan, including 
short, medium and long term aims and objectives, management responsibilities and 
maintenance schedules for all distinct areas, shall have been submitted to and approved 
in writing by the Local Planning Authority. The Ecological Management Plan shall 
thereafter be implemented as approved. 

  
 Reason:  In the interests of protecting the biodiversity of the site. 
 
17. The residential accommodation hereby permitted shall not be occupied unless a scheme 

of sound insulation works has been installed and thereafter retained. Such scheme of 
works shall: 

  
 a) Be based on the findings of an approved noise survey (ref: LDP2266, rev: 2, dated: 

11/03/19, prepared by: BWB). 
 b) Be capable of achieving the following noise levels: 
 Bedrooms: LAeq (8 hour) - 30dB (2300 to 0700 hours); 
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 Living Rooms & Bedrooms: LAeq (16 hour) - 35dB (0700 to 2300 hours); 
 Other Habitable Rooms: LAeq (16 hour) - 40dB (0700 to 2300 hours);  
 Bedrooms: LAFmax - 45dB (2300 to 0700 hours).  
 c) Where the above noise criteria cannot be achieved with windows partially open, 

include a system of alternative acoustically treated ventilation to all habitable rooms. 
  
 Reason:  In the interests of the amenities of the future occupiers of the building. 
 
18. The play area shown on plan 3573/1 Rev F shall be constructed and available for use 

prior to the occupation of 50% of the houses comprising of Plots 68-74. 
  
 Reason: In the interests of meeting the recreation needs of future residents. 
 
19. The approved landscape works, as shown on plans 3573/2 Rev C, 3573/3 Rev C and 

3573/4 Rev B shall be implemented prior to the substantial completion of the last 
dwelling 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 five year period shall be replaced unless otherwise approved by the 
Local Planning Authority. 

  
 Reason: In the interests of the amenities of the locality and compensating for the impact 

of the development on biodiversity and tree loss. 
 
20. No services shall be located in the buffer zone or within the tree root protection zone 

unless the construction methodology has been submitted to and approved by the Local 
Planning Authority.  Thereafter any services provided within the buffer zone shall be 
implemented in accordance with the approved details. 

  
 Reason: In order to protect the trees which are being retained in the interests of 

amenities of the locality and mitigating the biodiversity impact. 
 
21. Mitigation against the impact of falling leaves as set out in paragraphs 2.33 and 2.34 of 

the Tree Impact Assessment shall be implemented before the properties located close to 
retained trees G11a and G13d are occupied and before the properties identified in 
paragraph 2.34 are occupied. 

  
 Reason: In order to protect the trees which are being retained in the interests of 

amenities of the locality and the amenities of future occupiers of the site. 
 
22. The water storage area and connecting pipework shall be implemented before the first 

house is occupied. 
  
 Reason: In the interests of ensuring that the site is properly drained and in order to 

minimise the risk of flooding. 
 
23. The permitted regrading and construction works to take place in the buffer zone shown 

on the Tree Protection Plan shall be carried out in strict accordance with the relevant 
details and working methods as specified in the Ecological Management Plan dated April 
2020. 
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 Reason: In the interests of protecting the trees to be retained in the Local Wildlife Site. 
 
24. The air quality mitigation measures as set out in table 6.3 of the Air Quality Assessment 

and the Travel Plan and shall be implemented in accordance with the details set out in 
Travel Plan, the detailed Travel Plan and the planning conditions. 

  
 Reason: In the interests of mitigating the air quality impact of the development. 
 
Other Compliance Conditions 
 
25. The drives 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 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. 
 
26. The gradient of shared pedestrian/vehicular access shall not exceed 1:12. 
  
 Reason:  In the interests of the safety of road users. 
 
27. Where access driveways give both vehicular and pedestrian access to a dwelling, the 

driveway shall be at least 3.2 metres in width. 
  
 Reason:  In the interests of the safety of road users. 
 
28. The drives/vehicular access points shall be designed to be hard surfaced and shall not 

be surfaced in loose gravel or chippings which have the potential of be being carried 
onto the footway or carriageway. 

  
 Reason: In the interests of the visual amenities of the locality and pedestrian safety. 
 
29. There shall be no obstructions at the eastern end of the shared drive that serves plots 7-

10 which will prevent access or egress by emergency vehicles from the eastern end of 
the drive. 

  
 Reason:  In order to not preclude the potential of creating an emergency vehicle only link 

between plots E and D to provide a second point of access for emergency vehicles in the 
interests of public safety. 

     
 
Attention is Drawn to the Following Directives: 
 
1. The applicant should install any external lighting to the site to meet the guidance 

provided by the Institution of Lighting Professionals in their document GN01: 2011 
"Guidance Notes for the Reduction of Obtrusive Light".  This is to prevent lighting 
causing disamenity to neighbours.  The Guidance Notes are available for free download 
from the 'resource' pages of the Institute of Lighting Professionals' website. 

 
2. Construction works should be undertaken in accordance with recommendations 6.18, 

6.20, 6.21, 6.22, of the ecological impact assessment. 
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3. You are required as part of this development, to carry out works within the public 

highway: as part of the requirements of the New Roads and Street Works Act 1991 
(Section 54), 3rd edition of the Code of Practice 2007, you must give at least three 
months written notice to the Council, informing us of the date and extent of works you 
propose to undertake. 

  
 The notice should be sent to:- 
  
 Highway Co-Ordination 
 Sheffield City Council 
 Town Hall 
 Sheffield 
 S1 2HH 
  
 Telephone: 0114 273 6677  
 Email: highways@sheffield.gov.uk 
  
 Please note failure to give the appropriate notice may lead to a fixed penalty notice 

being issued and any works on the highway being suspended. 
  
 Where the notice is required as part of S278 or S38 works, the notice will be submitted 

by Highways Development Management. 
 
4. The required CEMP should cover all phases of demolition, site clearance, groundworks 

and above ground level construction.  The content of the CEMP should include, as a 
minimum: 

  
 - Reference to permitted standard hours of working: 
 0730 to 1800 Monday to Friday 
 0800 to 1300 Saturday 
 No working on Sundays or Public Holidays; 
 - Prior consultation procedure (EPS & LPA) for extraordinary working hours 

arrangements; 
 - A communications strategy for principal sensitive parties close to the site; 
 - Management and control proposals, including delegation of responsibilities for 

monitoring and response to issues identified/notified, for: 
 Noise - including welfare provisions and associated generators, in addition to 

construction/demolition activities 
 Vibration 
 Dust - including wheel-washing/highway sweeping; details of water supply 

arrangements; 
 - A consideration of site-suitable piling techniques in terms of off-site impacts, where 

appropriate; 
 - A noise impact assessment - this should identify principal phases of the site 

preparation and construction works, and propose suitable mitigation measures in relation 
to noisy processes and/or equipment; 

 - Details of site access & egress for construction traffic and deliveries; 
 - A consideration of potential lighting impacts for any overnight security lighting. 
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 Further advice in relation to CEMP requirements can be obtained from SCC 
Environmental Protection Service; Commercial Team, Fifth Floor (North), Howden 
House, 1 Union Street, Sheffield, S1 2SH: Tel. (0114) 2734651, or by email at 
eps.commercial@sheffield.gov.uk. 

 
5. South Yorkshire Police have recommended to design and build to Secured by Design 

standards. SBD New homes 2019. 
  
 Registration for Secured by Design Developer's award can be found at 

www.securedbydesign.com 
 
6. 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 on the Council website here: 

  
 https://www.sheffield.gov.uk/content/sheffield/home/roads-pavements/address-

management.html 
  
 The guidance document on the website includes details of how to apply, and what 

information we require. 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 premises in the event of an emergency and legal difficulties when selling or letting 
the properties. 

 
7. 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 formal permission 
under the Highways Act 1980 in the form of an S278 Agreement. Highway Authority and 
Inspection fees will be payable and a Bond of Surety required as part of the S278 
Agreement. 

  
 You should contact the S278 Officer for details of how to progress the S278 Agreement: 
  
 Mr J Burdett 
 Highways Development Management 
 Highways Maintenance Division 
 Howden House, 1 Union Street  
 Sheffield  
 S1 2SH 
  
 Tel: (0114) 273 6349 
 Email: james.burdett@sheffield.gov.uk 
 
8. Vegetation clearance should take place outside the bird breeding season from March to 

August inclusive unless a qualified ecologist conducts a nesting bird check immediately 
prior to any works taking place and if nests are identified within the site development 
area development is stopped until all chicks have fledged. 
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9. Where highway schemes require developers to dedicate land within their control for 
adoption as public highway an agreement under Section 38 of the Highways Act 1980 is 
normally required. 

  
 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 Turner 
 Highway Adoptions 
 Highways Maintenance Division 
 Howden House, 1 Union Street  
 Sheffield  
 S1 2SH 
  
 Tel: (0114) 273 4383 
 Email: stephen.turner@sheffield.gov.uk 
 
10. The Local Planning Authority has dealt with the planning application in a positive and 

proactive manner and sought solutions to problems where necessary in accordance with 
the requirements of the National Planning Policy Framework. 
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Site Location 
 

 
 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
The housing site is situated on an area of regenerating woodland and scrub to the south 
side of the Ochre Dyke Valley.  It surrounds the Owlthorpe Doctors Surgery and is 
accessed from the same leg of the roundabout that serves the surgery.  The site 
generally slopes down from the south to the low point in the north east. The application 
site also includes two detached areas of land.  To the north east adjoining Ochre Dyke a 
surface water detention pond is proposed.  To the south east of the doctor’s surgery 
adjoining Moorthorpe Rise a play area is proposed. 
 
To the south of the site the Woodfield Heights housing estate stands alone on the 
hillside. To the east there is similar open regenerating woodland and scrub.  To the 
north and east there is mature woodland and grassland areas which are designated 
Local Wildlife Sites.  The site forms part of a wider Owlthorpe housing development 
area which is expected to deliver approximately another 160 houses. 
 
The application is seeking permission for 74 houses, 15 or which are affordable shared 
ownership houses. The affordable units comprise of 4 x two bedroom; 6 x three 
bedroom; and 5 x four bedroom units.  The market houses consist of 24 x three 
bedroom; 31 x four bedroom; and 4 x five bedroom units.  The affordable units are 
generally clustered around the doctor’s surgery.  The scheme provides a minimum of 2 
parking spaces per dwelling with some of the larger units having 3 spaces in a mixture 
of on plot parking and parking in courts. There are a total of 184 parking spaces and an 
additional14 visitor spaces. 
 
The new housing will be served off an extension to the access road that serves the 
doctors surgery with cul-de-sacs leading off either side.  The northern part of the site 
adjoining Ochre Dyke is to be kept as open space (approximately 15% of the site) with 
houses orientated north to overlook it.  The housing has been designed to generally 
face on to the estate roads with a perimeter block layout; car parking is located to the 
front and side of the houses.  The houses are to be faced in red and grey brick with 
some feature areas of render.  Most of the houses are 2 storeys with some 3 storey 
units being sited at key focal points. They are mainly detached with a small number of 
semis and some terraced units adjacent to the doctor’s surgery.  The house designs are 
traditional with pitched roofs and larger scale contemporary window openings. 
 
SUMMARY OF REPRESENTATIONS 
 
Statement of Community Involvement 
 
The Council’s Statement of Community Involvement strongly encourages pre-
application consultations.  The applicant posted a letter to 112 residents and local 
councillors in May 2019 which included an offer of a meeting at the Owlthorpe Medical 
Centre to discuss the scheme. The letter described the scheme, included a location 
plan and site layout. 94 responses were received. The key issues raised by more than 
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10 responses are listed below. The other issues raised can be found in the applicants 
Statement of Community Involvement. 
 

- Increase in traffic/congestion 
- Loss of wildlife 
- Loss of open/green space 
- Increased pressure on local services eg GPs/Schools 
- Increase in air pollution 
- Strain on existing roads 
- Loss of trees 
- Brownfield sites should be developed instead 
- One access is not enough 
- Lack of public transport facilities 

 
Two letters supported the development, accepting the need for more housing. 
 
The Statement of Community Involvement explains how the applicant has responded to 
the issues raised in the public consultation exercise. 
 
FIRST ROUND OF PUBLIC CONSULTATION 
 
Public consultation on the planning application was undertaken via individual letters, site 
notices and a newspaper advert.   
 
In response to the first round of public consultation 172 objections and 1 comment in 
favour of the proposal were received.  The comments are summarised below. 
 
The Campaign to Protect Rural England has objected although they have made it clear 
they are objecting to the form of the development rather than the principle. 
 

- They consider the development should be refused as it is too low density at 25 
dwellings per hectare (dph) when the design brief suggests 40-60. They draw 
attention to paragraph 123 of the National Planning Policy Framework (NPPF) 
which says that local authorities should refuse development that fails to make 
efficient use of land.  

 
- They consider further ecological surveys are required before permission can be 

considered. They consider an Environmental Impact Assessment is required for 
the Owlthorpe sites as whole.   

 
- They consider the development is too car focused and wastes space by 

providing car parking for each dwelling.  Does not promote active travel and the 
affordable housing is not well integrated.  They consider the housing is being 
designed to low sustainability standards and should be built to Passivent or 
equivalent standards.  The guidance on sustainable design, renewable energy 
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and green roofs in Core Strategy and the Climate Change SPD has been 
ignored. 

 
Sheffield and Rotherham Wildlife Trust has objected although they accept that the site 
has been allocated for housing for a long period but consider it would be preferable to 
delay releasing the site until a more up to date assessment of the need to develop 
Greenfield land is available after the Local Plan is published.   
 

- They consider insufficient ecological information is available and the additional 
surveys recommended in the application submission should be undertaken 
before a decision can be made.  The Preliminary Ecological Appraisal report is 
insufficient and an Ecological Impact Assessment should be produced along with 
an Arboriculture Impact Assessment as there is an assumption that the buffer 
zone and landscaping proposals will result in biodiversity enhancements but 
there is no evidence to support this. 

 
- A 15m buffer zone between the LWS to the north of the site should be clearly 

mapped on the plans.  They would like to see a similar buffer provided to the 
Local Wildlife Site to the west of the site, it is unclear on site where the wildlife 
site boundary is and this should be mapped. 

 
- An Environmental Statement should be submitted for the wider allocated 

Owlthorpe sites and used to inform a Masterplan and Biodiversity Net Gain 
assessment.  There should be green links through the development site in the 
form of native street trees and wildflower verges.  A green infrastructure 
framework should be provided for the wedge of green space within which the 
play area and multi games area is proposed.   

 
- The category A and B trees should be retained and any mature trees lost should 

be replaced by 3 young ones. There should be a woodland buffer management 
plan and an orchid translocation plan.  Green roofs should be provided on the 
housing and ecologically sensitive lighting provided especially adjacent to the 
buffer zones.  An Ecological Design Strategy should be conditioned, there should 
be mitigation for loss of barn owl habitat and bird and bat boxes should be 
integrated into the development and a hedgehog highway designed into the 
scheme.  Some more natural elements of play should be designed into the play 
area and a native wildflower area incorporated into the landscape plan.  An 
Ecological Management Plan should be conditioned for the whole site. 

 
Owlthorpe Fields Action Group has objected on the following grounds; 
 

- A decision cannot be made on the basis of the UDP and Core Strategy as they 
are contradictory with the NPPF and out of date. Given the climate change 
emergency no planning approval on Owlthorpe Fields can be issued until a 
Climate Change Action Plan is in place. 
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- Sheffield’s Brownfield Register last updated in Dec 2018 shows 9926 deliverable 
houses.  The Council have to build 2000 houses per year which is just under 5 
years supply of housing therefore why should permission be allowed on a 
Greenfield site?  The Core Strategy policies support the development of 
previously developed land.  Although policy CS 24 says that Greenfield sites will 
be developed at Owlthorpe there is a caveat that the land should not be of high 
ecological, landscape or recreational value which the site is.   

 
- The HSE should be consulted as the site is within 100m of 2 high pressure gas 

pipelines.   
 

- The development will urbanise a site with a rural character which is contrary to 
Core Strategy objectives and the UDP policy on Areas of Special Character. 

 
- Owlthorpe Fields should be declared as a conservation area due to the protected 

species present. 
 

- The site is close to the Green Belt and a development of this scale would change 
the nature of the Green Belt in this location and therefore is contrary to Core 
Strategy and Green Belt policies.  

 
- Owlthorpe Fields are important for health and well being as they are used for 

recreation and leisure and the only expanse of green space open to local 
residents.  This is recognised by Unitary Development Plan (UDP) Policies BE11, 
GE11and Core Strategy Policies CS45, CS47 

 
- The development should minimise its effect on the climate by minimising carbon 

emissions and being of a sustainable design which it does not achieve.  Core 
Strategy policies and objectives that support this are quoted including CS63, 
CS64 and CS65. 

 
- The noise assessment does not consider the noise impact on existing houses 

during construction.  If development is permitted working hours should be limited 
to between 8am to 5pm Monday to Friday with no working at weekends or bank 
holidays. 

 
- The arboriculture report should include the Suds area and proposed play facilities 

sites.  Planning permission should not be granted until an Arboriculture Impact 
Assessment and Tree Protection Plan has been approved.  The tree survey did 
not survey the smaller trees and it is recognised that self set are valuable and 
should be retained regardless of size. The parking and road areas should be 
excluded from the 15m buffer zone adjoining the woodland to the north of the 
site.  Some of the properties are in areas where the arboriculture assessment 
recommends trees should be retained.  The hedgerow that crosses the site dates 
to 1877 and should be managed and brought back into a good condition.  The 
hedgerow should be classed as important under the hedgerow regulations. The 
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removal of trees is in conflict with the Climate Change Emergency, para 170 of 
the NPPF, Core Strategy objectives, UDP Policies GE15 and LR5. 

 
- The location of the play area is not suitable as it is not well overlooked, its 

remoteness will invite anti-social behaviour, it is too close to existing houses and 
will causes disturbance and it will have a harmful impact on the existing 
woodland and hedgerow, this is contrary to UDP Policy H16 

 
- The development is adding to the air quality problem and also removing trees.  It 

does not take into account the A6135 Moor Valley Road or the congestion along 
Waterthorpe Greenway and Moss Way or the cumulative impacts from new 
housing in the local area. 

 
- The Preliminary Ecological Appraisal is criticised as being dismissive of the 

wildlife value of the site.  It is argued that a full Environmental Impact 
Assessment should be undertaken before a decision on the planning application 
is made. They list species including protected species which are present/use the 
site.  The importance of the adjoining Local Nature Sites is described.  It is also 
pointed out that the Natural England records classify site E as, “Priority Habitat 
Inventory – No main habitat but additional habitats exist (England)”. 

 
- The additional traffic will create additional capacity difficulties for local residents. 

The transport assessment is criticised in not taking into account other housing 
development with 2.5Km of the site.  It is argued that peak periods have not been 
correctly identified in the transport assessment and that additional junctions 
should have been considered. Traffic counts should also take place to cover the 
busy weekend periods. The Moorthorpe Gate/Donetsk Way junction will be totally 
inadequate with the additional traffic generated by the development as long 
queues already develop due to right turns into Moorthorpe Gate.  The completion 
of the Moorthorpe Way road link should be a condition of the development should 
the existing access to the site become blocked residents will not be able to leave 
and emergency access to the surgery will be prevented.  The safe walking routes 
to some of the local facilities are longer than suggested in the transport 
assessment and therefore not practical to walk. 

 
Other Representations from local residents: 
 
Access 
 

- The development will worsen traffic on roads that are already congested and the 
roads cannot support additional traffic.  This will increase the risk of accidents for 
pedestrians. Parking at Crystal Peaks is often full and traffic backs up along 
Donestk Way, Waterthrope Greenway and Moss Way and as far as Beighton 
Road and Birley Spa Lane. The roundabout in Drakehouse Retail Park and the 
right turn from Donestk Way onto Moorthorpe Gate are already congested and 
the development will worsen these problems. The access on to Moss Way is 
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dangerous. The applicant’s traffic survey has been done on a Tuesday; they 
should be required to do a survey on a busy day such as all day Saturday and 
Sunday. Speed of traffic and pedestrian crossing facilities on Moss Way need to 
be addressed. The proposal will worsen commuter parking near to the tram stop 
which causes blockages for buses and emergency vehicles.  It will also worsen 
traffic on the east part of Moorthorpe Way which is already used as a rat run.  It 
is a narrow road with parking on both sides and motorists already speed on this 
route and there is the potential for an increase in accidents.  It will adversely 
affect access to Owlthorpe Surgery. 

 
- The tram and bus is already at capacity during rush hour and cannot 

accommodate this development.  More trams would mean more noise.  The site 
is not well served by buses. 

 
- The development will remove at least 5 footpaths used by lots of walkers.  

 
- The site should be provided with more than one point of vehicular access and 

then buses could run through the estate. A second point of access would ease 
congestion at the existing junctions and is also needed for emergency services.  
There should at least be a trigger point when the potential access to Moorthorpe 
Way North West is provided. Providing an access to Moorthorpe Way would 
tempt drivers to use it to by-pass traffic congestion around Asda and Crystal 
Peaks. An access to Moor Valley should be provided to take traffic away from 
Donetsk Way.   

 
- The walking routes to local schools are too distant and they are not well served 

by public transport.  The development will generate many extra school runs.  
There is no safe pedestrian crossing point on Moss Way.  Local footpaths are not 
surfaced and lit.  The travel plan is unrealistic the distance to bus and tram stops 
are significant and up a hill. 

 
- There are sites closer to Sheffield that could be developed with less reliance on 

the car. 
 
Ecology/Wildlife 
 

- Despite what the applicant says a valuable habitat has developed since the site 
was designated for housing and is now well established woodland which should 
not be developed. The scheme will have a harmful impact on wildlife and flora, 
lots of different wildlife has been listed in representations as utilising the habitat 
on the site. It is not accurate for the applicant to suggest that the development 
will improve biodiversity.  The proposal is contrary to NPPF objective of securing 
net gains to biodiversity.  

- The surveys recommended in the ecology statement should be carried out before 
the Council agrees planning permission. The Ecological survey was undertaken 
over 1 day which is insufficient to evaluate the biodiversity of the site. There is an 
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active badger sett near the site and an outlying sett boarding the site which may 
become active at some point – the development will result in the further loss of 
badger territory. Barn owls which are a protected species nest near the site and 
the loss of their habitat would be damaging.  Bullfinches Redwings, and 
Blackcaps have been observed on the site and grass snakes have been 
observed within 500m of the site.  

- The site is unimproved grassland and should be designated a SSSI in 
accordance with the Councils grassland habitat action plan.  Therefore the 
proposal should be considered contrary to the NPPF which says that 
development likely to have an adverse effect on a SSSI should not normally be 
permitted. The proposal will be contrary to the Environmental Objective of 
sustainable development in the NPPF and S13.2 of Sheffield’s Core Strategy. 

 
Air Quality 
 

- The air quality will be worsened due to the extra traffic and congestion and this 
will have an adverse impact on health and well-being. The mitigation of paying a 
contribution for pollution is putting profits before resident’s health.  The loss of the 
trees will have a huge impact on air quality and is contrary to the need to fight 
climate change. 

 
Open Space 
 

- It will have a detrimental impact on open space due to the loss of open space for 
walking/running/dog walking/observing nature and children’s play, the site is local 
people’s parkland which is important for health and well-being.  There are no 
other green spaces nearby and the local community have been involved in 
making the site an area where wildlife can thrive.  The development contravenes 
themes in the Councils Green Strategy. 

 
Housing Land 
 

- There is an adequate supply of housing and there are other Brownfield sites 
which could be built on and the housing is not needed. Social housing residents 
may not take pride in their property. 

 
Affordable Homes 
 

- They should not be grouped together but distributed throughout the site closest 
to public transport and not near existing residents. 

 
Green Belt 
 

- The site is next to the Green Belt and will have an adverse impact on it. 
 
Character 
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- The site will have a harmful impact on the peaceful rural Greenfield character 

and the landscape character of the area by urbanising the site. The new 
development will be an eyesore.  

 
Over-development 
 

- Too much development is proposed on the site.  The general surroundings are 
overdeveloped due to expansion of retail and leisure facilities and new housing 
which has meant that the roads are not able to accommodate the traffic levels.  
This change has occurred since the plans to develop the site were made. 

 
Infrastructure 
 

- Schools, GP surgeries are already over capacity with long waits to get an 
appointment at a surgery.  There are no shops, schools, play areas, community 
centres and bus routes close to the site to serve the development. 

 
Climate Change 
 

- The destruction of ecological interest, trees and additional traffic is contrary to the 
Council’s Climate Change commitment of working towards a zero- carbon city.  
Green spaces are important as carbon sinks for capturing and storing Carbon 
Dioxide. 

 
Play Facilities 
 

- Provision should be made for children’s play. This part of Sheffield has no local 
parks. The play facilities should be in one of the locations identified in the 
planning brief such as by the medical centre, by the tram stop, adjacent to the 
kick pitch, by one of the roundabouts. The extent of facilities proposed is likely to 
serve the wider community not just this site.  As proposed they will result in the 
loss of a green buffer with the existing housing.  

- Existing residents will be affected as play areas attract anti-social behaviour and 
the site is not overlooked.  Sport England has identified noise from MUGAs as an 
issue, their guidance highlights noise from the voices of players, impact noise of 
balls hitting fences and undertaking noise assessments.  A noise assessment 
should be undertaken, construction methods, location of entrances and poor 
design can all affect noise.   

- A full assessment of the impact on neighbours needs to be carried out and 
should include a light assessment if it is to be lit, it cannot be left to planning 
conditions.  Will the MUGA be open 24 hours and how will it be managed? 
Consideration should be given to alternative facilities which will have less impact 
such as a grass pitch/green gym which would be more in keeping with the green 
character of the site.   The site is allocated as open space.  The MUGA would be 
contrary to the aims of UDP policy LR4 as it would detract from the natural 
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environment and be a prominent urban structure. An existing kick about pitch 
was used for a short time then became overgrown these facilities could become 
derelict and a focus for anti-social behaviour. The proposal is contrary to 
previous plans that have undergone public consultation. 

 
Sustainable Urban Drainage 
 

- A number of technical criticisms have been made of the flood risk assessment 
drainage report.  The proposals will increase flooding due to the volume of water 
being discharged to Ochre Dyke.  There is no water quality assessment, the 
attenuation features are undersized and cannot be constructed as proposed.  

 
Construction 
 

- Construction works will cause increased noise and dust with HGVs blocking 
roads restricting access to the Doctors Surgery and disrupting traffic and public 
transport. 

 
Property Values 
 

- The development will devalue houses – this is not a planning issue 
 
Other issues 
 

- The impact of the Owlthorpe development as a whole should be considered. The 
development will create light pollution. 

- The development will result in the virtual joining up of a number of estates which 
will increase crime and drug problems. 

- Wider consultation should have been undertaken 
 
Representation in favour of the proposal 
 

- There is a shortage of housing in Sheffield and this is a good location this site 
having been earmarked for housing for a long time.  The site has become 
overgrown as it has not been developed and the main wildlife using the site is 
dogs being walked.  72 houses will not have a significant impact on trams, 
schools or the doctors’ surgery there are no local capacity issues with any of 
these services.  The objectors are just worried about their property values and 
raising other issues to disguise this. The Council should grant permission.  

 
SECOND ROUND OF PUBLIC CONSULTATION 
 
A second round of public consultation was undertaken in late January 2020 to publicise 
an amended site layout; the removal of the Multi Games area; amendments to the 
design of the surface water storage area; and additional information on levels, traffic, 
ecology and tree impacts. 
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162 objections have been received in the second round of public consultation.  Many of 
these repeat issues raised previously so the following section summarises the main 
additional points. Many respondents consider the amendments have not addressed 
their previous objections.  The additional points raised are as follows: 
 
Sheffield and Rotherham Wildlife Trust 
 

- Reiterated their objections from the first round of consultation.  In addition they 
would like to see a biodiversity net gain assessment carried out to ensure a 10% 
gain in line with the government’s recommendations for this site and the wider 
site.  The buffer zones should not form part of any construction footprint.  They 
consider the ecological impact on the LWS could be an underestimate as they 
consider the recreation pressure could be greater than assumed. 

- Clarification is required as to which parts of the hedgerow are to be removed 
which could be in breach of the hedgerow regulations and contrary to policy 
GE15.  The SUDs pond should include a biodiverse reed bed filtration system 
and should be covered by a wider ecological management plan.   

- They have recommended that a fungi and invertebrate survey is undertaken in 
the light of the species that have been found in the wider site and LWS.   

- They question the adequacy of the bird breeding survey and point out the 
species identified is lower than seen by Sheffield Bird Study Group and is 
therefore likely to be an under recording of species.   

- They recommend further surveys or combining desk top data to ensure adequate 
mitigation and compensation.   

- Ecologically sensitive lighting should be conditioned for this scheme and the 
woodland buffer zone should be managed to the benefit of the red listed bird the 
Willow Tit.  

- If orchids are on the site they would like to see a translocation plan.  They would 
also like to see a higher number of bird and bat boxes than recommended in the 
impact assessment.   

- They have questioned the use of the Warwickshire Biodiversity Calculator 
preferring the Defra 2.0 metric tool, a beta test version.  They would have liked to 
see a clearer version of the biodiversity calculator on the Council’s web site along 
with the guidance notes.  They consider the connectivity part of the calculator 
should have been included.  They consider there is a lack of information as to 
where the biodiversity credits will be used.   

- The hedgerow that crosses the site features on a map from 1790 and therefore 
meets at least one of the criteria of an important hedgerow- ‘it is part of field 
system or looks to be related to any building or other feature associated with the 
field system that existed before 1845’.  It is suggested that the Council consult 
the SCC Tree Manager and Ecology Manager to avoid any breach of the 
regulations. 

 
The Campaign to Protect Rural England  
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- Reiterated their previous objections.  They consider further ecological data is 
needed before the application can be lawfully determined.  They note the 
absence of a Coal Mining Risk Assessment and consider the Geo-environmental 
Appraisal is not sufficient to rely upon.  They consider the energy/carbon 
measures suggested by the applicant in there amended energy report are 
insufficient. 

 
Butterfly Conservation Yorkshire 
 

- Have objected to the application on the grounds that an invertebrate survey has 
not been undertaken. Invertebrates as pollinators are increasingly being 
recognised. An appropriate survey should be undertaken prior to a decision 
being made. 

 
The People’s Trust for Endangered Species 
 

- Have objected on the grounds that the hedgerow described as defunct is an 
ancient species rich hedgerow which and the developer should pay appropriate 
compensation for its loss.   

- Parking spaces and roadway should not extend into the 15m buffer zone which is 
designed to soften the landscape and provide a transition to the ancient 
woodland.   

- The priority habitat lowland meadows and pastures is recorded across the whole 
site and this is not reflected in the compensation strategy.  The site is close to 
ancient semi-natural woodland sites making it an important stepping stone 
habitat.  

 
The Owlthorpe Fields Action Group  
 

- Have reiterated their objections to the original submission.  The new points 
raised include the following comments.   

- The development will provide houses for well-off people not the houses Sheffield 
needs.    

- Criticisms are made of the noise assessment including that noise should be 
monitored for a full 24 hour period.  They consider there should be a guarantee 
that noise from the play area will not cause annoyance for local residents.   

- They consider the ancient hedgerow that crosses the site has not been properly 
assessed.  An 1877 map has been submitted showing the hedgerow, it also 
appears on a 1790 plan as do other hedgerows such as the one bordering the 
northern edge of the water storage pond.  The ancient hedgerows are heritage 
assets and all these hedgerows should be retained.  They point out that the play 
area is within an area that was subject to a previous planning permission as an 
open space area associated with a housing development and should not be used 
for the play area.   

- The air quality assessment is criticised as it is considered that the site should be 
considered a high risk given the proximity to the LWS. They also question 
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whether the air quality assessment has taken into account the larger attenuation 
pond and the likelihood of exposing coal and bedrock.  They consider it is not 
reasonable to off-set the impact on air quality with money.   

- Numerous criticisms of the ecology appraisal are made.  It is argued that the site 
is a core component supporting the local ecological network and the inadequate 
information has been submitted as to the cumulative impacts of the proposal.  
There should also be clear evidence that the strategies to secure Net Biodiversity 
Gain, enhancement and mitigation are deliverable.   

- There is concern that the surveys did not consider the play area and attenuation 
pond.  They consider the bird surveys are poor and a survey of invertebrates 
should be undertaken.   

- In terms of highway impacts they consider the Moorthorpe Way/Moss Way/Ochre 
Dyke Lane junction should have been considered in the transport assessment 
given that there is a record of accidents. They consider that construction traffic 
should have been assessed in the Transport Assessment.  They also question 
whether the transport assessment has considered all the necessary committed 
developments.   

- They have questioned the technical design of the attenuation pond saying it has 
only allowed for a 30% climate change allowance when it should have been 40%.  
It is stated that archaeological, open space, biodiversity and coal mining 
assessments have not be been submitted when they should have been and that 
coal may be extracted as part of the development. It is also stated that the 
proposed development poses a risk to ground water and surrounding 
watercourses.   

- The red line application boundary is incorrect and part of the new play area is not 
Council land. 

- Covid19 has shown the need for local community green space such as 
Owlthorpe Fields. 

- Paying money to off set biodiversity harm is not acceptable. 
- The NPPF says that development should be refused if it results in the loss or 

deterioration of veteran trees.  Some of the trees in the LWS are veteran trees. 
These trees will be put at risk by the development and air pollution will have a 
negative effect on these trees. The buffer zone adjoining the LWS should 
exclude all development.  The action group have carried out their own tree 
survey on parts of the development area and at least 400+ trees above 7.5cm 
diameter have been missed off the tree survey. 

- The drainage proposals have the potential to affect trees in the LWS as water 
diverted to the water storage pond could mean the wooded area and Ochre Dyke 
could dry out.  Compaction of land could reduce the water flow to the 
watercourse.  The water discharged to the Ochre Dyke could be polluted.  High 
ground water levels have not been considered by the developer.  The gabion 
walls forming the attenuation pond will be out of character with the area. 

- The site layout does not achieve ‘place making’.  This is illustrated by the parking 
dominated layout, low density housing, left over spaces and scattered parking, 
lack of connectivity for walking and cycling, a doctors surgery disconnected from 
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its context, standard house types, layout dominated by cul de sacs and poorly 
laid out affordable housing. 

- Unofficial prescriptive rights of way have been established and residents would 
like to claim these rights of way and the development should not be considered 
until this is resolved. 

 
 
Clive Betts MP has objected  
 

- Whilst he is in favour of some housing it should minimise its impact on ecology 
and the environment.   

- The three sites should have been seen together as part of an overall masterplan.   
- There are outstanding environmental and ecological impact concerns raised by 

others such as the Wildlife Trust.   
- The housing scheme is not of sufficient quality for a sensitive site such as this. 

The density should be higher so less land is taken up and the scheme should be 
rejected as it does not meet the Council’s density guidelines. The lower density is 
so the applicant can make a larger profit from executive housing.   

- The way the social housing is proposed does not conform to Council policy. 
 
Councillor Robert McCann has objected in support of the residents and the members of 
Owlthorpe Fields, as follows: 
 

- There are discrepancies between the plans showing the MUGA.  The LEAP, 
MUGA and substation should be provided within the housing site as originally 
proposed not the buffer open space further impacting on greens space and 
ecology.  

- The development will entice criminals into the area 
- The ecological reports do not adequately represent the wildlife present and the 

mitigation proposed is inadequate.  The site is a haven for a much wider variety 
of bird life than the applicant’s survey shows.  The bird surveys take no account 
of the birds of prey that visit the site.  Avant have failed to carry out the 
environmental mitigation they were supposed to at other sites such as Sheafdale 
Grange in Sheffield and a site in Coalville and so their assurances about 
mitigation should be treated with scepticism.  

- Members should visit the site to see the changes since the site was originally 
designated as a housing area. 

- The building of houses and loss of trees will worsen flooding. The storage pond 
has the potential to flood the road and stop access to the estate and doctors 
surgery. The storage pond will be visually intrusive and serves more than site E 
and therefore if granted will mean permission will be granted for the other 
housing sites.  The storage area will be vulnerable to fly tippers and creates a 
safety problem.  A wetland area should be provided instead of the water storage 
pond. 

- The planning brief does not give enough consideration to the environmental 
objective of sustainable development.  It does not do enough to promote 
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outstanding designs and high levels of sustainability.  It ignores the threat to 
species extinction and does not take a strategic approach to maintaining 
networks of habitats and green infrastructure. 

- The site has not been surveyed for disused mine shafts and soil surveys have 
not been done for contamination. 

 
One representation in support has been received provided that walking routes are 
improved; the Ochre Dyke is cleaned and a park is created towards the top of the site. 
 
PLANNING ASSESSMENT 
 
Policy Issues 
 
Planning law requires that applications for planning permission be determined in 
accordance with the development plan, unless material considerations indicate 
otherwise. 
 
Paragraph 12 of the National Planning Policy Framework (NPPF) makes it clear that a 
presumption in favour of sustainable development does not change the status of the 
development plan as the starting point for decision making. Paragraph 12 continues that 
where a planning application conflicts with an up-to-date development plan permission 
should not usually be granted.  
 
Paragraph 213 of the NPPF makes it clear that policies should not be considered as 
out-of-date simply because they were adopted or made prior to the publication of the 
Framework. Due weight should be given to them, according to their degree of 
consistency with the Framework. Therefore the closer a policy in the development plan 
is to the policies in the Framework, the greater the weight that may be given.  
 
Land Use  
 
The majority of the housing lies within a housing area and is also an allocated housing 
site as defined in the Unitary Development Plan (UDP).  Housing is the preferred use, 
UDP Policy H10. Within allocated housing sites Policy H13 says the only certain uses 
will be permitted and these include housing and open space. 
 
A small portion of the site is designated as a Local Shopping Centre in the UDP as part 
of the Proposed Housing Site. Policy S7 states that shopping is the preferred use and 
housing (C3) is an acceptable use within Local Shopping Centres. Policy S10 part a) 
says that in shopping areas new development or change of use will be permitted 
provided it would not lead to the concentration of uses which would prejudice the 
dominance of preferred uses in the area or its principle role as a shopping centre.   
 
The surface water storage area falls predominantly in a Housing Area and the play area 
falls predominantly within an Open Space Area. A play area is an open space use. 
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The development proposal delivers housing and open space and therefore accords with 
Policies H10, H13 and S7.  Neither the Core Strategy (2009) nor the Planning Brief for 
the site (2017) promote a Local Shopping Centre as part of the proposed housing site. 
There are no shopping or leisure facilities on the site currently or being proposed, so 
officers consider that Policies S7 and S10 are not relevant to making a decision on the 
application. 
 
Policies H10 and H13 are consistent with paragraph 59 of the NPPF which says that to 
support the Government’s objective of significantly boosting the supply of homes, it is 
important that a sufficient amount and variety of land can come forward where it is 
needed.  In addition paragraph 67 says that authorities should have a clear 
understanding of the land available in their area through the preparation of a strategic 
housing land availability assessment. From this, planning policies should identify a 
sufficient supply and mix of sites, taking into account their availability, suitability and 
likely economic viability. Planning policies should identify a supply of specific, 
deliverable sites for years one to five of the plan period.  This site is included in the 
Council’s identified 5 year supply of housing sites.  
 
The Council has recently updated its 5-year housing land supply position adopting the 
latest guidance. This shows that the Council has a 5.1 year supply. 
 
Policy H10 is not  out-of-date as the Council has a 5 year housing supply It is also 
consistent with paragraph 59 of the NPPF and should be  given  significant weight. 
Policy H13 which identifies allocated housing sites is considered to be consistent with 
the NPPF and should be given significant weight. 
 
Previously developed Land / Greenfield Site 
 
Core Strategy Policy CS 24 seeks to maximise the use of previously developed land for 
housing.  It says that priority will be given to the development of previously developed 
sites and no more than 12% of dwelling completions will be on Greenfield sites in the 
period between 2004/05 and 2025/26. It also says that in the period to 2025/26, housing 
on Greenfield sites will be developed only in certain areas, one of which is in the 
Owlthorpe Township.   
 
This proposal accords with this policy because the site has been identified as a 
sustainable Greenfield housing site which is needed to meet Sheffield’s housing needs 
in the period to 2025/26. 
 
This policy gives priority to the development of previously developed land for housing 
which is consistent with paragraph 117 of the Framework, which promotes the effective 
use of land and the need to make use of previously-developed or ‘brownfield land’.   
Paragraph 118 (b) goes on to state that substantial weight should be given to utilising 
brownfield land within existing settlements.  The policy should therefore be given 
significant weight. 
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The development of this Greenfield site is compatible with the NPPF as it is part of a 
wider strategy for prioritising previously developed land for housing. 
 
Housing Land Supply 
 
Core Strategy Policy CS22 relates to the scale of the requirement for new housing and 
sets out Sheffield’s housing targets until 2026; identifying that a 5-year supply of 
deliverable sites will be maintained.  
 
This proposal is consistent with this policy as this site is identified as part of Sheffield’s 
5-year supply of deliverable sites. 
 
However, the NPPF (2019) now requires that where a Local Plan is more than 5 years 
old, the calculation of the 5-year housing requirement should be based on local housing 
need calculated using the Government’s standard method. 
 
Although the Council has a 5-year supply at this time weight  cannot be afforded to the 
housing figures identified in CS22.  However the reference to maintaining a 5-year 
supply of deliverable sites is consistent with the NPPF.  Given this it is considered that 
this aspect of the policy should be given significant weight. 
 
The proposal is considered to be consistent with the NPPF as it is developing housing 
on a site which is part of Sheffield’s 5 year supply of housing. 
 
Density  
 
Core Strategy Policy CS26 requires that housing development makes efficient use of 
land.  It says that near to Supertram stops and high-frequency bus routes in the urban 
areas the density of housing development should be within the range of 40 to 60 
dwellings per hectare.  In the remaining parts of the urban area it should be within the 
range of 30-50 dwellings per hectare.  It also says that density outside of these ranges 
will be allowed where it achieves good design, reflects the character of an area, or 
protects a sensitive area.  ‘Near to’ is defined as within easy walking distance, being 
400m to a high frequency bus route or 800m to a Supertram stop, taking into account 
barriers such as railways or rivers.  All the site lies within 800m of the Supertram Stop 
(although the walking route is not level) this means the density should lie within the 
range of 40-60 dwellings per hectare.  
 
In this case the density is just over 30 dwellings per hectare and is therefore lower than 
the guidance in Policy CS26.  However in this case it needs to be acknowledged that 
the character of the area is one of lower density 2 storey housing.  The site is also 
located on a prominent hillside with a green setting where high density housing is likely 
to appear out of character.  The site is steeply sloping and even with the lower density 
proposed the design cannot avoid significant retaining wall features which are 
necessary to provide level gardens and access roads. This would be accentuated if the 
density were increased which would impact negatively on the design of the 
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development. Furthermore the need in the area is for family housing which tends to 
require larger gardens.  Therefore it is concluded that whilst the density is below the 
range set in CS26 it is justified for the reasons explained above and therefore is 
consistent with the policy. 
 
Policy CS26 is consistent with the NPPF in that paragraph 122 says that planning 
policies and decisions should support development that makes efficient use of land, 
taking into account:  
 
a) the identified need for different types of housing and other forms of development, and 
the availability of land suitable for accommodating it;  
b) local market conditions and viability;  
c) the availability and capacity of infrastructure and services – both existing and 
proposed – as well as their potential for further improvement and the scope to promote 
sustainable travel modes that limit future car use;  
d) the desirability of maintaining an area’s prevailing character and setting (including 
residential gardens), or of promoting regeneration and change; and e) the importance of 
securing well-designed, attractive and healthy places. It is also consistent with 
paragraph 123 a) which says, it is especially important that planning policies and 
decisions avoid homes being built at low densities, and ensure that developments make 
optimal use of the potential of each site. In these circumstances:  
 
a) plans should contain policies to optimise the use of land in their area and meet as 
much of the identified need for housing as possible.  
 
It is therefore concluded that this policy strongly aligns with the NPPF and therefore 
should be given significant weight. 
 
The proposal is considered to be consistent with the NPPF in that whilst the density is 
below the local density guidance this is reflective of the type of housing needed; the 
need to be sympathetic to the areas character and to achieve good design. 
 
Mixed Communities 
 
Core Strategy Policy CS41 states that mixed communities will be promoted through the 
encouragement of housing development that meets a range of housing need including a 
mix of prices, sizes, types and tenures.  Outside the City Centre and other highly 
accessible locations it requires a mix of housing including homes for larger households, 
especially families. 
 
The development provides a mix of 2, 3, 4 and 5 bedroom properties which will include 
market housing and shared ownership.  Strategic Housing colleagues have identified 
family housing with three and four or more bedrooms as a priority for open market sale 
in this area. The adjacent estate to the site, Woodland Heights, does not have any three 
bedroom properties and so the provision of these property types should help to increase 
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housing options in this neighbourhood. The proposal therefore meets the identified need 
in terms of market housing and is in accordance with Policy CS41.  
 
This policy is consistent with the NPPF in that paragraph 8 defines the social objective 
of sustainable development to be ‘to support strong, vibrant and healthy communities, 
by ensuring that a sufficient number and range of homes can be provided to meet the 
needs of present and future generations’. Paragraph 61 goes on to state that the size, 
type and tenure of housing needed for different groups in the community should be 
assessed and reflected in planning policies (including, but not limited to, those who 
require affordable housing, families with children, older people, students, people with 
disabilities, service families, travellers).  In light of the above it is concluded that 
significant weight can be afforded to creating mixed communities in line with the NPPF.   
 
The proposal is supported by the NPPF as it is delivering the type of housing needed in 
this area. 
 
Planning Brief 
 
A Planning and Design Brief was produced in 2014 and updated in 2017 which 
proposes housing on the site with the same boundaries as the application site. The brief 
went through a 6 week public consultation process and has been amended following the 
consultation. The Planning and Highways Committee also approved the brief.  
 
The development brief supports this proposal. 
 
The planning brief is a material consideration and is broadly consistent with the NPPF. It 
should therefore be given significant weight. 
 
Affordable Housing 
 
Core Strategy Policy CS40 says developers of all new housing developments will be 
required to contribute to the provision of affordable housing where this is practical and 
financially viable. 
 
The supplementary planning guidance in the Community Infrastructure Levy and 
Planning Obligation Guidance sets out the expected developer contributions for the 
city’s 12 Affordable Housing Market Areas. It says that in the South East of Sheffield 
there is a required contribution of 10% of the gross internal floor area of the 
development. 
 
The proposed development exceeds the policy requirement as it will deliver15 shared 
ownership units which equates to a 15% affordable housing contribution.  The Council 
will retain the freehold interest to ensure the houses remain affordable in perpetuity.  
The affordable units are a mix of 2, 3 and 4 bedroom units.  Within the South East HMA, 
houses with two, three and four or more bedrooms for social or affordable rent and 
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three and four bedroom houses for intermediate tenures have been identified as a 
priority. 
 
Policy CS40 is consistent with the NPPF in that paragraph 61 says the size, type and 
tenure of housing needed for different groups in the community should be assessed and 
reflected in planning policies (including, but not limited to, those who require affordable 
housing).  Paragraph 62 says where a need for affordable housing is identified, planning 
policies should specify the type of affordable housing required, and be expected to be 
met on-site unless certain criteria apply.  As Policy CS40 is consistent with the NPPF it 
should be given significant weight. 
 
The affordable housing element is supported by the NPPF.  
 
Open Space 
 
Unitary Development Plan Policy H16 says that for new housing developments, 
developers will be required to ensure that there would be sufficient open space to meet 
the needs of people living there.  For sites over 1 hectare a proportion of the site should 
be laid out as open space except where recreation space would continue to exceed the 
minimum guideline after the development has taken place. A proportion of the site is 
defined as at least 10% of the site. Policy CS 45 says that safeguarding and improving 
open space will take priority over the creation of new areas.  Policy CS46 says that as 
opportunities arise new open space will be created where a quantitative shortage of 
open space is identified in the local area.  Policy CS47 is concerned with safeguarding 
existing open space but establishes standards for the provision of open space. 
 
In this case with the development completed the provision of informal open space will 
exceed the guideline in the policy but there will be a shortage of formal open space. The 
planning brief which covers the whole of the allocated Owlthorpe housing sites says that 
due to poor local facilities the provision of children’s play is required as part of the 
development.  It also says that the development must contribute to the success of the 
green infrastructure in this area to enable more sustainable development and lifestyles. 
 
Approximately 15% of the housing site will be laid out as informal open space primarily 
along the northern boundary to create a buffer with the Local Wildlife Site.  This 
exceeds the policy guideline set out in H16. Much of the water storage area will only 
contain water in times of flooding and will provide a dry level area for recreational use 
along with an area of biodiverse planting. This will create opportunities for physical 
activity and support the health and wellbeing for existing and future residents.  The 
scheme will also improve existing open space by providing a play area within an area of 
informal open space to the east of the housing site thereby it is in line in line with Policy 
CS45.  Therefore the scheme addresses the shortage of children’s play and meets the 
planning brief requirement whilst also providing facilities that will serve the Owlthorpe 
site as a whole and also benefit the existing community particularly residents of the 
Woodland Heights estate. 
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The proposal is considered to be in line with Policies H16 and Core Strategy Policy 
CS45 and CS46.   
 
The above policies are considered to be consistent with the NPPF in that paragraph 91 
says decisions should aim to achieve healthy, inclusive and safe places which enable 
and support healthy lifestyles.  Paragraph 96 says that access to a network of high 
quality open spaces and opportunities for sport and physical activity is important for the 
health and well-being of communities. Planning policies should be based on robust and 
up-to-date assessments of the need for open space, sport and recreation facilities 
(including quantitative or qualitative deficits or surpluses) and opportunities for new 
provision. Information gained from the assessments should be used to determine what 
open space, sport and recreational provision is needed, which plans should then seek 
to accommodate. 
 
The proposal is considered to be supported by the NPPF in that it will deliver new open 
space within the housing site and improve existing opens space by the provision of 
children’s play facilities.   
 
A number of residents have objected to the proposal on the basis of the loss of open 
space as the housing site is used for running and dog walking, observing nature and 
children’s play.  Although much of the site is overgrown there are informal footpath 
routes across the site, which are used by residents for the purposes identified above.  
However the land use status of the site is a housing site and local people have taken 
the opportunity of using it informally as it has been vacant for some years and has not 
been secured. Much of the site is overgrown and not easily accessed; it contains no 
formal recreation facilities or formal paths. Whilst there is some loss of amenity for those 
residents who use the site, the area is well served by formal footpaths that run through 
woodland and Local Wildlife Sites.  In this context and given the new open space and 
improved open space which is being provided it is considered that the loss of use of the 
site for physical activity/amenity is outweighed by the benefits of the replacement or 
improved open space and the delivery of much needed housing.  
 
If the other phases of the Owlthorpe housing development progress it is expected that 
the existing open space to the east of the proposed play area will be enhanced by 
incorporating a multi-use games area (MUGA), footpaths, seating and planting whilst 
also retaining mature vegetation.   
 
The design of the play area has been agreed with Parks and Countryside colleagues 
and will be maintained by the Council. It will incorporate 5 items of play equipment and 
a path that can be extended into the open space to the east.  It is aimed at younger 
children ages 2 – 14 years. The play area will be reasonably well overlooked by housing 
that is being constructed on the development site.  There will be further overlooking if 
Owlthorpe site C is developed for housing.  It is proposed that the play area is delivered 
prior to more than 50% of the new houses which overlook the site being occupied.  
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Initially it was intended to locate the play area and a MUGA, which is aimed at older 
children, together. However detailed design showed that high retaining walls due to 
unhelpful levels would have been required which would have made the facility too 
visually intrusive in this location. Following discussions with Parks and Countryside 
colleagues it has been agreed that the best location for the MUGA will be on the 
overgrown ‘kick about’ area to the east where the levels are more conducive to a facility 
that requires a flat playing area.  As this will not be overlooked unless further housing on 
Owlthorpe site C is developed it has been removed from the current application and will 
be brought forward as part of a subsequent phase. It is intended that these two formal 
play facilities will sit within a park setting incorporating landscaping a footpath and 
seating.    
 
This application will deliver the play area which will meet the open space needs of this 
phase of the scheme and provides a significant benefit for the wider community.  The 
provision of the park and MUGA cannot be given weight as this is not secured as part of 
this application.  However it shows that plans are in place to further enhance the 
recreation facilities for residents should further phases of housing come forward. 
 
Sustainability 
 
Paragraph 11 of the NPPF says that there is a presumption in favour of sustainable 
development.  Paragraph 9 explains that there are 3 dimensions to sustainable 
development. 
 
a) an economic objective – to help build a strong, responsive and competitive 

economy, by ensuring that sufficient land of the right types is available in the right 
places and at the right time to support growth, innovation and improved productivity; 
and by identifying and coordinating the provision of infrastructure; 

b) a social objective – to support strong, vibrant and healthy communities, by ensuring 
that a sufficient number and range of homes can be provided to meet the needs of 
present and future generations; and by fostering a well-designed and safe built 
environment, with accessible services and open spaces that reflect current and 
future needs and support communities’ health, social and cultural well-being; and  

c) an environmental objective – to contribute to protecting and enhancing our natural, 
built and historic environment; including making effective use of land, helping to 
improve biodiversity, using natural resources prudently, minimising waste and 
pollution, and mitigating and adapting to climate change, including moving to a low 
carbon economy. 

 
In terms of the economic objective the provision of sufficient homes in the right location 
helps to support a competitive economy and the construction of the houses will support 
employment and economic growth.  
 
The proposal is consistent with the social dimension as it provides a range of homes 
including affordable housing and will help to integrate the existing standalone Woodfield 
Heights Rise housing area into a more sustainable community. The site is within 
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reasonable walking distance of the tram stop which serves Crystal Peaks (1.5 km from 
the site) where there is a wide range of shops and services. It also adjoins a doctor’s 
surgery and open space and play provision will be convenient to the site.  There is 
however no local convenience shop within easy walking distance of the site. The 
nearest convenience shop is the Asda supermarket approximately 1.2 km from the site; 
nursery and primary schools are a similar distance.  The site is not well served by 
buses, the nearest services are on Moorthorpe Way approximately 500m from the site 
but the services are infrequent.  There are higher frequency services approximately 1km 
from the site.  The housing scheme is considered to be well designed and the layout 
has been designed to provide natural surveillance of the public realm and provides safe 
vehicular and pedestrian access.   
 
In terms of the environmental objective whilst there will be a loss of trees and wildlife 
habitat this is to be compensated for by the replacement habitats to be provided on and 
off site. It is considered that in the longer term there will be no net loss of biodiversity. 
The site is not vulnerable to flood risk and will not worsen flooding elsewhere due to the 
sustainable urban drainage system which takes into account climate change.  The 
applicant has confirmed that the Council’s renewable energy policy will be met by a 
combination of a fabric first approach and solar roof panels.  Whilst the site is a 
Greenfield site it is considered that some Greenfield sites need to be developed to meet 
the city’s housing needs and this is why the site forms part of the 5-year housing land 
supply. 
 
Core Strategy Policy CS 65 requires 10% of the development’s predicted energy needs 
to be met from renewable or low carbon energy. The applicant has submitted an energy 
report to show how this policy will be met.  It says that building fabric and service 
enhancements will be adopted which will exceed the building regulation requirements 
and are expected to result in a 5.4% reduction in the building’s energy requirements.  In 
addition photovoltaic panels will be provided which are predicted to be capable of 
providing approximately 7% of the developments predicted energy needs.  These 
enhancements in combination will exceed 10% of the developments predicted energy 
needs and therefore are in excess of the policy requirement. 
 
Overall the proposal is considered to be sustainable development. 
 
Education and GP services 
 
Core Strategy Policy CS43 ‘Schools’ says that provision of sufficient modernised 
education facilities will include expansion of schools, to be funded by developers where 
there is insufficient local space for demand arising from new housing developments.  
The Community Infrastructure Levy (CIL) and Planning Obligations Supplementary 
Planning Document (SPD) Dec 2015 says that since the implementation of CIL 
contributions, providing additional school accommodation will now normally be funded 
through CIL.  However there may be circumstances where a Section 106 (S106) 
Planning Obligation is required, for example where a major residential development is 
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proposed.  This is defined as 500+ for primary provision and 1000+ for secondary 
provision. 
 
It should be noted that, since the SPD was adopted in 2015, there have been changes 
to the CIL Regulations, a new National Planning Policy Framework (NPPF), new non-
statutory DfE Guidance on securing developer contributions for education and new 
National Planning Practice Guidance on planning obligations.  These new policies and 
regulations impact on how the SPD guidelines should be applied.  A major change is 
that the CIL Regulations have removed restrictions on the use of S106 and CIL for the 
same item or type of infrastructure.  This is in order to encourage more S106 
agreements where they are appropriate and justified in order to mitigate the impacts of 
development.  CIL funding decisions are completely separate from planning decisions 
so there can be no guarantee, when granting planning permission, that CIL funding will 
be available to deliver any of the infrastructure necessary to support the proposed 
development.  The new CIL Regulations also deleted the ‘Regulation 123 List’ of CIL 
spending priorities referred to in the SPD, so the Council has no agreed priorities for CIL 
spending.  The School Organisation Team would need to bid for funds from the CIL pot 
where there are anticipated shortfalls in provision across the city. It is for the Council 
corporately to determine what the priorities for funding are. 
 
The Council’s Education and Childcare Commissioning Team have predicted the pupil 
yield from the proposed houses.  They have advised that at primary level the forecasts 
for Rainbow forge NIJ primary school suggest that the additional pupil yield from this 
development could be accommodated in the likely catchment primary school.  In terms 
of secondary level, current forecasts for Westfield secondary school suggest that the 
additional pupil yield from this development could be accommodated in the likely 
catchment secondary school. 
 
As school capacity does not need to be expanded to serve the development the 
development complies with Policy CS43.  Paragraph 93 of the NPPF says that it is 
important that a sufficient choice of school places is available to meet the needs of 
existing and new communities.  Therefore this policy is in conformity with the NPPF and 
should be given significant weight although given the changes referred to above the 
SPD should only be given some weight.  The development proposal is consistent with 
the NPPF as the development will be adequately served by school places.  
 
Policy CS 44 says that Primary Health Centres will be developed in local communities 
with the highest level of needs or with changing or growing needs.  Additional health 
facilities will be provided, subject to funding and need materialising in large areas of 
housing development to be funded by developers where there is insufficient local space 
for demand arising from developments.  The Community Infrastructure Levy and 
Planning Obligations Supplementary Planning Document Dec 2015 says that since the 
implementation of CIL contributions towards providing additional health facilities will now 
normally be funded through CIL.  However there may be circumstances where a S106 
Planning Obligation is required, for example where a major residential development is 
proposed. Within this guidance Policy GHF1 says the provision of Health Facilities 
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infrastructure will be required to make Major Residential Developments sustainable.  
Major Residential Developments are defined as developments providing 1,000 or more 
dwellings.    
 
NHS Sheffield Clinical Commissioning Group has advised that the Owlthorpe Surgery 
which is the nearest GP practice to the proposed development has adequate overall 
space and clinical room capacity to accommodate a development of this size (c216 
patients) without additional investment in premises. For any further development of the 
other phases of the Owlthorpe housing area estimated at an additional 165 dwellings 
(c495 pts) additional clinical space will be required. 
 
NHS Sheffield Clinical Commissioning Group are satisfied that there is sufficient 
capacity to serve this development but have raised some concerns about surgery 
capacity to serve future phases of housing development.  These concerns have been 
passed on to the Council’s property section so that they can be flagged up with 
developers of potential future phases of housing.  The Commissioning Group will be 
consulted if further applications for housing are submitted and any shortfalls in provision 
can be considered as part of these applications. The Commissioning Group have also 
advised that annually practices are able to bid for capital funding allocated to South 
Yorkshire and Bassetlaw for premises improvement schemes and therefore this is an 
option should the local practices want to take this up. 
 
There are various references in the NPPF to promoting healthy communities and 
lifestyles. Paragraph 34 which is concerned with development contributions says that 
plans should set out the contributions expected from development. This should include 
setting out the levels and types of affordable housing provision required, along with 
other infrastructure (such as that needed for education, health, transport, flood and 
water management, green and digital infrastructure). The Council has set this out in the 
Supplementary Planning Guidance and therefore the Core Strategy policy is consistent 
with the NPPF and should be given significant weight however given the changes 
referred to above the SPD should only be given some weight. 
 
Granting permission for the proposed scheme is consistent with the NPPF as the 
proposed development is not required to make provision for additional health facilities 
under Policy CS44 and the Supplementary Planning Guidance. 
 
Ecology 
 
Policy 
 
Unitary Development Plan (UDP) Policy GE11says that the natural environment will be 
protected and enhanced. The design, siting and landscaping of development should 
respect and promote nature conservation and include measures to reduce any 
potentially harmful effects of development on natural features of value. 
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UDP Policy GE13: is concerned with areas of Natural History Interest and Local Nature 
Sites.  It says that development which would damage Areas of Natural History Interest 
will normally not be permitted. Development affecting Local Nature Sites should, 
wherever possible, be sited and designed so as to protect and enhance the most 
important features of natural history interest. It continues that where development would 
decrease the nature conservation value of an Area of Natural History or Local Nature 
Site, that decrease must be kept to a minimum and compensated for by creation or 
enhancement of wildlife habitats elsewhere within the site or local area. 
 
The ecological assessments submitted as part of the application have been considered 
by the Council’s Ecologist. The ecological impact assessment shows that there will be 
some negative impacts on bio-diversity and concludes that these will be minor at a 
county and site level and negligible at the site level with the proposed mitigation in 
place.  In terms of compensation for the residual biodiversity impacts and the 
achievement of biodiversity net gain the applicant has used the Warwickshire, Coventry 
and Solihull Habitat Impact Assessment Calculator which is a recognised method of 
quantifying the compensation required.  This generates an off-site biodiversity 
contribution of £230,400. 
 
It is concluded that the proposal does not fully comply with Policies GE11 and GE13.  It 
includes measures to reduce potential harmful effects.  It does not directly damage the 
Local Nature Sites and compensates for the decrease in the nature conservation value.  
However as the development is removing a large area of trees and scrub it cannot be 
said that the natural environment will be totally protected. But in your officers’ opinion 
the natural history features being lost are not of sufficient value that their loss would 
justify resisting the proposal. It is recognised by the Ecology Unit that although the 
habitats and related ecological interest are not of significant value the impacts will have 
some significance at a local level and the loss of these habitats should be recognised 
and compensated for. Whilst developments of this type do not usually enhance the 
natural environment, the enhancements and compensation coming from them can have 
very positive outcomes. 
 
The proposal does not fully accord with Policy GE13 in that it will impact on the Local 
Wildlife Sites by reducing connectivity and increasing disturbance.  However it does 
compensate for the impacts within the local area. 
 
Policy GE11 is not considered to be fully compliant with the NPPF as it is more 
restrictive than the NPPF which seeks to protect and enhance the sites of landscape or 
biodiversity value consistent with their identified quality where as GE11 says they 
should be protected regardless.  Therefore this policy should be given moderate weight. 
Paragraph 170 of the NPPF says that planning policies and decisions should contribute 
to and enhance the natural and local environment by: 
  

- protecting and enhancing valued landscapes, sites of biodiversity or geological 
value and soils (in a manner commensurate with their statutory status or 
identified quality in the development plan);  
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- minimising impacts on and providing net gains for biodiversity, including by 
establishing coherent ecological networks that are more resilient to current and 
future pressures 

 
In terms of habitat and biodiversity, paragraph 175 a) says that when determining 
planning applications, local planning authorities should apply the following principles: 
 

- if significant harm to biodiversity resulting from a development cannot be avoided 
(through locating on an alternative site with less harmful impacts), adequately 
mitigated, or, as a last resort, compensated for, then planning permission should 
be refused 

 
Policy GE13 is not fully compliant with the NPPF in that paragraph 170 d) refers to 
minimising impacts and providing net gains in biodiversity, including establishing 
coherent ecological networks that are more resilient to current and future pressures: 
Paragraph 171 says that plans should take a strategic approach to maintaining and 
enhancing networks of habitats and green infrastructure.  This policy needs updating to 
reflect this and therefore should be given moderate weight. 
 
The proposal is considered to be consistent with the NPPF as it does not cause 
significant harm to biodiversity and adequately mitigates and compensates for the 
impacts.  There are considered to be no impacts that should prevent development of the 
site. The Council’s ecology officer is satisfied that the biodiversity net gain calculation 
provided by the applicant does indicate that there will be a net gain in biodiversity in the 
longer term resulting from the on and off site mitigation. 
 
The application is supported by a Preliminary Ecological Appraisal and impact 
assessment.  
 
Description of site 
 
Owlthorpe Local Wildlife Site (LWS) is located immediately to the north and west of the 
proposed development site. This connects directly to Westfield Plantation LWS, 
approximately 550m east.  
 
Owlthorpe LWS is listed as containing semi-natural woodland, bracken, other tall herbs, 
improved grassland, scrub and ancient/species-rich hedgerows. There are a number of 
botanical species of local importance found within the LWS, as well as a considerable 
assemblage of invertebrates, nationally and locally important bird species and bat 
species.  
 
Westfield Plantation LWS is also listed for the presence of nationally important bird 
species and ancient woodland indicator species (although the woodland is not listed as 
ancient woodland).  
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An extended Phase 1 Habitat Survey was undertaken on the site. This shows that the 
site comprises of a mosaic of habitats, with rank grassland, patches of dense scrub, 
dense bracken and broadleaved trees. A botanical survey was also carried out in June 
2019. 
 
The appraisal says that the tussocky nature of the grassland, as well as the presence of 
scrub and trees within the site, would likely provide a good potential foraging resource 
for amphibian species. 
 
There was no confirmed evidence of badgers found on-site such as hairs, latrines or 
footprints although the desk study data returned numerous records of badger from the 
surrounding area. 
 
There are no buildings on site and the semi mature trees are unlikely to be suitable for 
bat roosts.  However the habitat is likely to provide opportunities for foraging and 
commuting bats, due to the scrub and trees.  Also the surrounding woodland is known 
to be well used by bats.  Bat surveys were undertaken in Spring, Summer and Autumn 
2019. 
 
The Site offers opportunities for bird foraging and breeding throughout, due to the 
abundance of scrub and trees. The adjacent LWS has records of red and amber listed 
bird species of conservation concern. Three bird breeding surveys were carried out in 
April and May 2019. 
 
The mosaic of habitats present on the Site provides some potential for use by 
invertebrates, primarily due to its proximity to areas known to be well used by 
invertebrate species.  The adjacent Owlthorpe LWS is known to have considerable 
invertebrate interest. 
 
The habitats on the site were considered suitable to support common reptile species. 
Primarily the areas of lower growing vegetation on the edges of dense scrub would 
provide a good combination of habitat suitable for basking and protection from 
predators. A reptile survey was carried out during April and May 2019. 
 
Assessment of Impacts and mitigation 
 
The ecological impact assessment assesses significant effects which are defined as 
effects which either support or undermine biodiversity conservation objectives for 
important ecological features. 
 
The appraisal concludes that no direct impacts to statutory designated sites are 
anticipated, due to the distance (over 2km) of the proposed development from any such 
site. 
 
It says the development will have an impact on the Owlthorpe Local Wildlife Site, the 
Westfield Plantation Local Wildlife Site and woodland.  The primary impacts will be due 
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to increased disturbance and loss of connectivity. In terms of woodland adjoining the 
site direct impacts are not expected due to the buffer zone to the woodland to the north.  
However it is possible that increased lighting along the woodland edge will result in 
disturbance.  In order to mitigate/prevent impacts protective fencing is to be provided to 
prevent encroachment into these areas. Lighting will be designed to follow current best 
practice guidelines (Bats and Artificial Lighting in the U.K, 2018) to ensure light pollution 
to habitats is minimised.  
 
Planting within the buffer zone should include botanical species suitable for 
invertebrates, such as those with a high nectar yield and a diverse structure. Native 
species should be planted in this area and species recorded within the LWS could be 
used to maintain connectivity. With the above measures in place the impact assessment 
characterises the residual impact as being minor at a County level.   Officers are 
satisfied that the latest version of the landscaping scheme which incorporates wildflower 
meadow, native hedge, woodland and shrub mixes within and adjoining the buffer zone 
on the northern edge of the site achieves the recommended compensation.  
 
There are not expected to be any impacts on roosting bats as a result of removal of 
vegetation.  The survey results do not suggest the site forms a key part of bats foraging 
or commuting routes.  The main impact is likely to be new lighting associated with the 
construction and operational phases which would disrupt bats crossing the site. The 
buffer zone and sensitive lighting will minimise impacts on bats. A minimum of 6x 
habitat integrated bat boxes will be incorporated into residential properties at the site 
perimeters.  With these measures in place the ecology impact assessment considers 
that the impacts to bats will be negligible. 
 
The bird surveys revealed a moderate population of birds at the site, with a small 
number of notable species recorded. The main impact would be loss of habitat for those 
birds breeding on site and increased disturbance for species breeding immediately next 
to the site.  Given the habitats immediately surrounding the site the number of birds 
affected is likely to be small. The impact assessment recommends that native tree and 
scrub species should be incorporated into the development and botanical species 
providing seeds and/or berries should also be included, particularly within the woodland 
buffer zone. The landscape plan provides the recommended type of planting within and 
adjoining the buffer zone. The bird boxes listed below will also be provided to mitigate 
the impact: 
 

- Minimum of 4x integrated house sparrow boxes; 
- Minimum of 4x integrated starling boxes; 
- Minimum of 4x integrated swift/house martin boxes; 
- Minimum of 6x open-fronted bird boxes, attached to retained trees//bushes at the 

perimeters; and 
- Minimum of 6x hole-entrance boxes, attached to retained trees/bushes at the 

perimeters. 
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Vegetation clearance should take place outside the bird breeding season from March to 
August inclusive. Clearance during the bird breeding season would need to be 
monitored by an ecologist and if nests were located it would need to be stopped until all 
chicks had fledged.  
 
With the above measures in place the ecological impact assessment concludes that the 
impacts would be minor at the site level. It is noted by the Council’s Ecology officer that 
any reduction in the buffer zone width will have negative impacts (see below) 
 
No evidence of badger or hedgehog was recorded during the surveys, although their 
occasional passage through the site cannot be ruled out.  Habitat clearance, demolition 
and construction works have the potential to result in direct harm to mammal species, 
due to them becoming trapped or injured in open excavations. There will also be loss of 
habitat for foraging. The impact assessment advises that good working practices such 
as capping off pipes and leaving escape routes from trenches should be adopted during 
construction. Hedgehog highways should be incorporated into the scheme to allow them 
to pass between gardens. With the above mitigation in place the ecological impact 
assessment concludes that the residual impacts would be considered minor within the 
site.  
 
The Ecology Officer has advised that the ecological assessment is satisfactory and the 
appropriate survey methods have been undertaken. The Council’s ecologist concurs 
that the impact assessment correctly identifies the main ecological impacts.  Also that 
none of the impacts are so significant that they would preclude the development of the 
site for housing. 
 
As proposed the scheme re-grades and removes existing trees and scrub within the 
western half of the buffer zone adjoining the northern boundary of the site.  There is 
also a small section of roadway and a couple of car parking spaces that extend into this 
part of the buffer.  The buffer zone should be free of development and re-grading works 
as it is intended to be a buffer between the development and the Local Wildlife Site.  
Officers have asked the developer to amend the scheme by retaining the existing 
landform and planting within the buffer zone.  They have advised that they cannot do 
this because of the challenging levels across the site and the datum levels set by the 
access roads.  This is particularly disappointing as it undermines the effectiveness of 
the buffer zone by reducing its width in a number of places. This could also compromise 
the residual impact assessment of a number of ecological features including bats and 
mammals. Rather than retaining the existing planting which creates a transition to the 
Local Wildlife Site its loss has to be compensated for by new planting in the re-graded 
areas and this also increases the off-site compensation required. 
 
The applicant has used a biodiversity calculator to assess the biodiversity loss that will 
result from the development as proposed.  The applicant has used the Warwickshire, 
Coventry & Solihull habitat Impact Assessment Calculator which is a recognised 
assessment tool.  Whilst officers would have preferred the DEFRA calculator had been 
used, the above is nevertheless considered to be acceptable.  This produces a figure of 
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how many biodiversity units a development will have to provide to offset the biodiversity 
loss.  In this case there is no space within the site to provide this compensation so it has 
been converted to a monetary figure which will be used to fund off-site biodiversity 
enhancements to the Local Wildlife Sites adjoining the site.  The Council’s Ecology 
Officer has reviewed the assessment of impacts and agrees with the assessment of the 
principle impacts and the off-site compensation figure proposed.  The Council’s Ecology 
Unit is satisfied that this funding can be effectively used to deliver biodiversity 
enhancements in the Local Wildlife sites and the Ecology Unit will explore whether they 
are best placed to deliver this compensation in conjunction with the local community. 
  
With the on-site mitigation as listed above; the off-site compensation for loss of 
biodiversity and trees; and the additional wetland planting to be delivered in the water 
storage area, the Council’s Ecology Officer is satisfied that the development will deliver 
a net gain in biodiversity in the longer term.  An ecological management plan has been 
submitted which covers the landscaping within the housing site and the planting within 
the water storage area.  It has been designed with the objectives of protecting the 
woodland along the northern site boundary during construction and ensuring 
appropriate management of the habitats created within the site such that species 
diversity and habitat functionality is maintained.   Whilst the Council’s ecologist 
considers much of this document is satisfactory there are some revisions which are 
needed so this is controlled by condition. 
  
Highways and Access 
 
UDP Policy H14 provides criteria for development in housing areas, it states that new 
development will be permitted provided that: 
 
b) new development would be well laid out with all new roads serving more than five 
dwellings being of an adoptable standard; and  
d) it would provide safe access to the highway network and appropriate off-street 
parking and not endanger pedestrians; and  
h) it would comply with Policy T28 which says that new development that would 
generate high levels of travel will be permitted only where it could be served adequately 
by public transport and the highway network. 
 
The proposed development is well laid out in highway terms and the new dwellings will 
be served from adoptable roads.  The road layout is considered to be safe and should 
not endanger pedestrians. The parking levels are consistent with the Councils parking 
guidelines.  The site is located within 800m of a Supertram stop and whilst it is not well 
served by buses it is considered to be adequately served by public transport.  The 
transport assessment shows that junctions around the site can accommodate the traffic 
with only minor increases in queuing.  Therefore the residual cumulative impacts on the 
road network would not be severe (the NPPF test which needs to be met to justify 
refusing planning permission).  
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Overall it is considered that proposal is compliant with the highway aspects of Policy 
H14.   
 
UDP Policy H14 parts b) and d) are considered to be consistent with the NPPF.  
However T28 is not considered to be fully compliant with the NPPF as development will 
not be permitted where it is not adequately served by the highway network whereas the 
test in the NPPF is tougher in that there must be a serve residual cumulative impact.   
Therefore this policy has some weight  
 
Paragraphs 108 and 109 The National Planning Policy Framework say; 
 
In assessing specific applications for development, it should be ensured that:  
 
a) appropriate opportunities to promote sustainable transport modes can be – or have 
been – taken up, given the type of development and its location;  
b) safe and suitable access to the site can be achieved for all users; and  
c) any significant impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively mitigated to an 
acceptable degree.  
 
Development should only be prevented or refused on highways grounds if there would 
be an unacceptable impact on highway safety, or the residual cumulative impacts on the 
road network would be severe. 
 
The proposal is compliant with the NPPF in that the development is taking appropriate 
opportunities to promote sustainable travel by being located close to a tram stop, 
funding some improvements to the tram stop and by promoting a travel plan. The 
residual cumulative impacts on the road network would not be severe.  The proposal is 
however not fully compliant with the NPPF as the site does not provide a second point 
of vehicular access for emergency vehicles.  However, this is not considered to create a 
severe highway safety impact and therefore planning permission could not be resisted 
on this basis. 
 
Pedestrian and Cycle Access 
 
The applicant has quoted the following guidance in respect of walking and cycling 
distances.  The Chartered Institution of Highways and Transportation (CIHT) publication 
‘Guidelines for Providing for Journeys on Foot’ (2000) describes what are considered 
acceptable walking distances for pedestrians without mobility impairment.  The 
guidance suggests that for commuting, school, and sight-seeing, up to 500m is the 
desirable walking distance, up to 1.0 km is an acceptable walking distance, and 2.0 km 
is the preferred maximum walking distance.  Journeys within 5km have the potential to 
be made by cycle.  Crystal Peaks District shopping centre and employment sites in 
Holbrook are within the cycling catchment area. There is an off-road cycle route that 
runs from Donetsk Way to Moor Valley north to south, which passes next to the site. 
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There are footpaths alongside Moorthorpe Gate, adjacent to Ochre Dyke and a Shared 
Footpath/ Cycle route between Donetsk Way and the site.  The transport assessment 
considers the walking and cycling destinations that residents are likely to frequent and 
whether the walking and cycling connections are satisfactory or in need of improvement. 
 
Your officers consider that the cycle/footpath/bridle link that runs down the east side of 
the site and connects to the routes adjoining Ochre Dyke should be lit to provide an 
alternative more pleasant route than walking beside the road to reach the tram stop and 
potentially to serve the local school. It is also considered that a gravel/brick dust path 
should be provided from the cul-de-sac at the west end of the site so that there is a 
convenient connection into the rural footpath network around the site in the interest of 
promoting health and well-being.  A contribution towards the provision of improved 
lighting and for the provision of the footpath link is required by the proposed S106 
agreement. It has been recommended to the applicant that they accommodate the 
pedestrian desire line adjacent to the northern boundary of the site by providing an unlit 
route through the buffer zone.  However they have rejected this on the basis the levels 
mean that they need to undertake regrading in this area and the provision of a path is 
not feasible or necessary as there is an alternative route through the estate road. 
 
The existing bridleway runs along the east side of the site adjacent to the cycle path.  It 
will be built on by the development and on the ground is overgrown which suggests light 
use.  Equivalent facilities can be provided within highway land and Council land 
therefore there is no planning reason to object to this.  
 
Potential road link 
 
The planning brief shows a potential road link through the site from the doctor’s surgery 
roundabout to the north across Ochre Dyke to the Moorthorpe Way.  This was intended 
to enhance local accessibility by road and foot whilst increasing the likelihood of new 
local facilities being provided. The brief also says that it is essential that a second 
access for emergencies is provided to the proposed housing sites identified in the brief. 
 
The tram stop is within the desirable walking distance of the site although it is quite a 
walk up hill to the site. However, frequent bus services are outside the desirable walking 
distance.  The planning brief identifies scope to improve access to the site and 
surrounding area by bus, by providing the potential highway link between Moorthorpe 
Gate, by the doctor’s surgery, to Moorthorpe Way North.  It says a 2013 study by Arup 
explores options for achieving a second access but notes that the report is out of date.   
 
Whilst the provision of a second point of access by providing the link road is highly 
desirable in terms of promoting sustainable access and accommodating a second point 
of access for emergency vehicles it is not straight forward.  It would involve the 
following: 
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- Acquiring third party land which may require the use of Compulsory Purchase 
powers if agreement could not be reached at a reasonable cost.  This would be 
likely to delay the scheme quite significantly 

- It would cut through the Local Wildlife site which will have a negative ecological 
impact. 

- A bridge will be required and whilst the scale of the structure is not known it will 
certainly have a negative impact visually and a negative noise and amenity 
impact on the peaceful attractive footpaths that run adjacent to Ochre Dyke. It 
would also be likely to add significantly to the costs of the development. 

 
Highway officers have reviewed this issue and are of the view that if the link road were 
provided there is a likelihood that traffic would divert to this route to avoid queuing to the 
Donetsk Way.  In addition to the negative amenity impacts of through traffic routing 
through housing areas it would also be likely to create capacity problems when traffic 
re-joins the main route. 
 
As is demonstrated in the highway capacity assessment below the link road is not 
required for highway capacity reasons and as it is likely to create other highway and 
amenity problems it is not considered to be desirable or a requirement at this stage.  
The submitted housing layout does allow for the potential construction of the link road in 
the future if desired. 
 
Highway Capacity 
 
Traffic surveys were undertaken on Tuesday 5th March 2019 and also on Saturday 23 
November at the Donetsk Way / Moorthorpe Gate; and Donetsk Way / Moss Way / 
Waterthorpe Greenway (Donetsk Roundabout) junctions.  The proposal is expected to 
generate approximately 50 and 41 two-way vehicle trips during the morning and 
evening peak hours respectively and 25 two-way vehicle trips during the Saturday peak.  
The majority of residents are expected to commute to work via the A57 towards the City 
Centre.  The transport assessment predicts 45 and 37 two-way trips via Donetsk Way / 
Moorthorpe Gate Junction; and 31 and 26 two-way trips via the Donetsk Roundabout.  
The transport assessment has assessed the impact based on 83 dwellings rather than 
74 and consequently the impact is a considered to be a worst case assessment.  The 
potential impact of traffic from the other undeveloped Owlthorpe sites has been included 
in the assessment. 
 
The modelling shows that the Donetsk Way/Moorthorpe Gate Junction operates with a 
small Practical Reserve Capacity (PRC) of 3% in the morning peak and 8% in the 
evening peak and 22% in the Saturday peak taking into account the development traffic 
and also the expected traffic from the other Owlthorpe housing sites. Negative numbers 
indicate that the junction would experience longer delays and overloading.  Therefore 
the applicant has concluded that the junction will operate acceptably and there is no 
need for improvements to accommodate the development traffic.   
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In terms of the Donetsk Way/Moss Way/Waterthorpe Greenway roundabout the 
modelling shows that the Ratio of Flow to Capacity (RFC) remains between 0.00 and 
0.85 for all legs of the roundabout during the morning, evening and Saturday peak 
periods taking into account the development traffic and also the expected traffic from 
the other Owlthorpe housing sites.  RFC values between 0.00 and 0.85 indicate 
satisfactory operating conditions, values of between 0.85 and 1.00 represent variable 
operation (i.e. queues building at the junction resulting in increased vehicle delay 
moving through the junction).   Therefore the applicant’s consultant has concluded that 
there is no need for improvements to the roundabout to accommodate the development 
traffic. 
 
Additional traffic counts have been undertaken for the Saturday peak period as 
requested by officers. The counts do indicate that the background traffic is higher on a 
Saturday on Donetsk Way than either the AM or PM peaks in the week (1007 vehicles 
two way as opposed to the PM max which is 991) and also on Moss Way the Saturday 
two way flow is higher than the AM peak (1520 as opposed to 1209). The PM peak on 
Moss Way is higher than the Saturday peak (1661 as against 1520). However, as would 
be expected, the estimated trip rates for the development during the Saturday peak are 
lower than either the AM or PM peaks. This is due to the fact that vehicular traffic 
generated by residential developments on a Saturday and Sunday is more evenly 
spread across the day than when compared to the profile of vehicular traffic movements 
associated with the weekday. 
 
The highway officer accepts that the assessment shows that for all time periods studied 
(weekday AM and PM and Saturday) the highway network operates satisfactorily 
(junctions operating within capacity) for the 2024 base year with committed 
development and the proposed development. At the Donetsk way roundabout all the 
RFCs remain below 0.85 which is the normal point at which you would start to give 
consideration to whether mitigation would be required and for the Dontesk Way / 
Moorthorpe Gate junction all arms are shown to operate within capacity albeit that there 
is some slight increase in delay and queuing (the worst impact being on Moorthorpe 
Gate in the AM peak where queues increase from 3 vehicles under base conditions to 9 
vehicles under 2024 Committed development + proposed development conditions. An 
impact of this magnitude is not considered to result in severe harm to the operation or 
safety of the highway network and therefore it is concluded that this proposal should not 
be resisted on highway capacity grounds. 
 
Public Transport Access 
 
The planning brief says that “One of the location’s assets is the proximity of the tram 
network. There is a tram stop on Donetsk Way providing frequent access to Sheffield 
City Centre and Crystal Peaks. There is, however, scope to improve access to the site 
and surrounding area by bus.” 
 
South Yorkshire Passenger Transport Service has advised that unless the road link is 
provided to Moorthorpe Way north that it would be very unlikely that bus services will be 
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able to serve the area and this would include educational transport funded by SYPTE.  
The provision of the link would have allowed them to reroute bus services that currently 
serve Donetsk Way through the site which would have improved accessibility for 
existing and proposed residential developments in the area as well as improving the 
access to the medical centre.  
 
Given this and as the link road is not being provided at this stage for the reasons 
explained above officers have explored with SYPTE whether a bus could be routed 
through the site without the link road. SYPTE have advised that if a bus loop was 
provided as part of the estate layout or a bus turnaround facility was provided a 
dedicated service or enhancement to an existing diverted service could only be secured 
with a subsidy of £150,000 per year which they recommend would be provided for 3 
years in order to establish if the service is viable.   The applicant was also asked to 
consider designing a layout which would allow for a bus loop to run through the 
application site and then through site D connecting back to the northern roundabout on 
Moorthorpe Gate. They have rejected this on the basis that they consider it would have 
an unacceptable impact on the layout and potential developable area and because a 
bus can turnaround at the Medical Centre roundabout. 
 
Policy CS 26 – Promotes higher densities for housing in the most accessible locations 
and where near to Supertram stops or and high frequency bus routes. Under this policy 
near is defined as within easy walking distance of 400m to a high frequency bus route 
or 800m to a Supertram stop, taking into account barriers such as railways or rivers. 
 
The Chartered Institution of Highways and Transportation (CIHT) publication ‘Guidelines 
for Providing for Journeys on Foot’ (2000 provides the following guidance for walking to 
public transport. For bus stops in residential areas, 400m has traditionally been 
regarded as the maximum recommended walking distance. For train stations however, 
people are willing to walk up to 800m. 
 
The application site is within 800m walking distance from the tram stop on Donetsk 
Way.  The tram stop is on the Blue route which has services every 10 minutes on 
weekdays, every 12 minutes on Saturdays and every 20 minutes on Sundays.  Buses 
stop on Broadlands Avenue approximately 600m from the site but the service is limited. 
Bus stops on Moss Way/Ochre Dyke Lane are approximately 1 km from the site and are 
served by the 120 service which is a high frequency service.  Bus stops on Moor Valley 
are approximately 1km from the site however the walking route by Moorhole Lane is 
both unmade and unlit 
 
The site is within easy walking distance of the Donetsk Way tram stop but not within 
easy walking distance of a frequent bus service.  It would be desirable to improve bus 
access to the site. However given that the site is accessible by tram it is considered 
unreasonable to require the applicant to make a contribution towards subsidising bus 
services.  The existing road layout does not preclude buses running at least as far as 
the medical centre should this become viable in the future where they could turn at the 
medical centre roundabout. 
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One of the points raised in the objections is that the Supertram network is congested at 
peak times and this will be worsened by the development.  SYPTE has advised that the 
vehicles are busy during peak periods, particularly on central sections of each route and 
that they are currently working on a business case for renewal of the Supertram network 
and this does include some new vehicles.  The business case is looking to increase 
services and capacity on the network but this will require the Council to address areas 
of highway congestion in other areas, particularly the city centre. Until this is done it is 
unlikely that they will be able to increase frequency.   
 
In the absence of a road link between the two sides of Moorthorpe Way SYPTE has 
requested a £50,000 contribution for improvements to the tram stops in order to improve 
passenger facilities including increased shelter sizes, seating and real-time information.  
This is considered to be reasonable but the contribution should be split equally between 
the 3 housing sites.  This will be secured by a S106 agreement. 
 
Access within the site 
 
Within the development site it is intended to extend the existing Moorthorpe Way access 
which serves the Doctors Surgery into the site.  The spine road will have 2m footpaths 
either side and this will connect to a series of cul de sacs with turning heads with at 
least a 2m footpath on one side. In turn these will connect to shared drives where cars 
and pedestrians will use the same space. The road layout within the site is considered 
to be satisfactory and should operate safely and efficiently. 
 
The Council’s parking guidelines set maximum parking provision at 2 spaces per 2-3 
bedroom units and 2-3spaces per 4-5 bedroom units.  The scheme provides between 2 
and 3 off street parking spaces per unit which is in accordance with the parking 
guidelines.  Cycle parking can be provided in garages and sheds within the garden. 
 
The applicant has submitted a travel plan which has objectives of altering the mode of 
travel from less sustainable to more sustainable modes.  A travel plan coordinator will 
be appointed to deliver the travel plan which will provide residents with information and 
promote sustainable methods of travel.  The applicant has agreed to utilise the air 
quality contribution (see below) to provide discounted travel tickets to encourage access 
by public transport. 
 
Emergency Access 
 
It is not desirable for the Owlthorpe sites as a whole to be served by only one point of 
access.  Should road works or an accident on Moorthrope Gate restrict vehicular access 
it could cause serious safety issues for emergency access.  The planning brief says that 
“it is essential that a second access is provided; however this could be a route used for 
vehicular access only in emergencies or when access is restricted due to works within 
the highway. It is not desirable or good practice for so many homes to be served by only 
one adopted vehicular route.”  The bus loop referred to above could have achieved this.  
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Given that the applicant has resisted this officers will be exploring with the developer of 
site D the potential to provide an emergency vehicle only link between the 2 sites which 
could potentially provide a second point of access to the lower roundabout on 
Moorthorpe Gate which would address the potential safety issue to a degree.  Whilst the 
lack of a second point of access is a negative aspect of the proposal and the most 
obvious solution would be via a new link road or bus loop it is considered on balance 
that it is not a severe highway impact justifying refusal of planning permission. 
 
Landscape 
 
UDP Policy GE15 states that trees and woodland will be encouraged and protected by: 
 
a) planting, managing and establishing trees and woodland, particularly in the South 
Yorkshire Forest; and  
b) requiring developers to retain mature trees, copses and hedgerows, wherever 
possible, and replace any trees which are lost; and  
c) not permitting development which would damage existing mature and ancient 
woodlands. 
 
The applicant has submitted a tree survey and an Arboriculture Impact Assessment.  
The tree survey assesses the quality and value of the trees on site in accordance with 
BS 5837:2012  'Trees in relation to design, demolition and construction’. The impact 
assessment provides information and advice on the conflicts between trees and the 
proposed development. 
 
The survey states that there are areas of woodland cover and mature trees located 
along the Northern boundary of the site with smaller younger trees located along 
boundary areas of the site. It says the central area of the site has been colonised by 
self-sown trees and shrubs as a result of no management of the area. 
 
The tree survey allocates the trees to 3 standard categories. A category trees are of 
high quality, B category trees are of moderate quality and C category trees are of low 
quality.  
 
As much of the site is covered in self-seeded vegetation the development will require 
the removal of a substantial number of trees and tree groups.  The majority of these are 
C category trees.  However groups of B category trees are proposed to be removed 
along the western part of the site and also along the northern boundary, both of which 
adjoin Local Wildlife Sites.  There are no A category trees to be removed. 
 
The on-site planting scheme proposes mainly ornamental planting within the housing 
area with native planting towards the northern boundary of the housing site.  A limited 
number of existing trees are to be retained adjacent to the eastern section of the 
northern site boundary.  78 new standard and heavy standard trees are proposed 
across the site along with some small areas of native woodland and native shrub 
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planting and extensive areas of wildflower planting along the northern boundary.  
Approximately 220m of native hedge planting is also proposed. 
 
The B category tree groups on the western part of the site comprise of young and semi 
mature Oak and Ash trees which are relatively small. Within these groups the applicant 
states that it is really the oaks that are the category B trees. The ash stems and 
hawthorn within these groups were generally small poor formed trees and more likely a 
Category C. The impact assessment proposes mitigation for these trees in the retained 
open space adjoining the western boundary of the site. It advises that this planting will 
mature and provide an important corridor of trees. They have used the Helliwell tree 
valuation system to come up with a value for these trees at £5661.60 which is included 
in the off-site biodiversity contribution.   
 
The B quality tree groups adjacent to the northern boundary are to be removed to 
facilitate regrading works along with access roads and parking.  These are semi mature 
and provide a continuation of the canopy of the adjacent woodland area to the north in 
the local wildlife site.  It is considered that these losses are adequately compensated for 
by the new on site tree planting.  
 
Some trees will need to be removed to facilitate the water storage area the impact 
assessment says that only 1 of these is of B quality. 
 
The impact assessment explains that the woodland area to the north of the site, which 
lies within the local wildlife site, is not ancient woodland but exhibits ancient woodland 
characteristics.  A 15m buffer stand-off distance is included in the scheme design.  
However as explained above a small area of driveway, 2 parking spaces, a very minor 
part of a turning head  and re-grading work up to 2.2m are proposed in the western part 
of the buffer zone. The impact assessment proposes no dig construction for the road 
and car parking which is construction above ground level along with porous surfacing.  It 
also recommends specialist engineering methods to prevent compaction and allow 
continued movement of air and water to roots where ground levels are raised. The 
mitigation works have been detailed in the Ecological Management Plan and whilst 
officers would prefer that works do not infringe on this area the landscape officer is 
satisfied with the mitigation measures. 
The majority of the trees that will be lost are young self-seeded trees.   
 
However some mature trees will be removed adjacent to the northern boundary of the 
site along with a hedge. It has not been possible to retain the mature trees and 
hedgerow whilst developing the site for housing.  The scheme does not replace all the 
trees lost and does result in the loss of some mature woodland and therefore will have a 
harmful impact on the landscape value of the site although this will be compensated for 
to a degree in the longer term as the offsite and on site planting matures.  It is 
concluded that the proposal does not fully comply with Policy GE15. 
 
Paragraph 170 of the NPPF says that planning decisions should contribute to and 
enhance the natural and local environment by:  
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- recognising the intrinsic character and beauty of the countryside, and the wider 

benefits from natural capital and ecosystem services – including the economic 
and other benefits of the best and most versatile agricultural land, and of trees 
and woodland; 

 
Paragraph 175 of the NPPF says that when determining planning applications, local 
planning authorities should apply the following principles: 
 

- development resulting in the loss or deterioration of irreplaceable habitats (such 
as ancient woodland and ancient or veteran trees) should be refused, unless 
there are wholly exceptional reasons and a suitable compensation strategy 
exists; 

 
Policy GE15 is considered to be consistent with the NPPF and therefore should be 
given significant weight.  The proposal is considered to be consistent with the NPPF in 
that it does not result in the loss of particularly high value trees and woodland. 
 
Design and Character Issues 
 
Policy CS74 says that high-quality development is expected which would respect, take 
advantage of and enhance the distinctive features of the city including: 
 

- the townscape and landscape character of the city’s districts, neighbourhoods 
and quarters, with their associated scale, layout and built form, building styles 
and materials 

 
Policy H14 of the UDP states that new development will be permitted provided that: 
 
a) new buildings and extensions are well designed and would be in scale and character 
with neighbouring buildings;  and  
c) the site would not be over-developed or deprive residents of light, privacy or security, 
or cause serious loss of existing garden space which would harm the character of the 
neighbourhood; and  
g) it would comply with Policies for the Built and Green Environment, as appropriate. 
 
The application site is a Greenfield site which is rising from Ochre Dyke in the north to 
the Moor Valley Ridge in the south.  The views of the site from the north take in 
adjacent fields, woodland and the Woodland Heights housing estate.  The application 
site sits on the lower part of the hillside.  Clearly the construction of housing on a 
Greenfield site will radically alter its appearance.   
 
The development will undoubtedly have an urbanising effect on the hillside.  However 
as the Owlthorpe Surgery and Woodland Heights housing development already exist at 
a similar and higher level on the hillside the proposed development will help to visually 
link these isolated outliers back to the existing housing areas to the north. In this context 
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given the green infrastructure within the site and density of the housing scheme it is 
considered that it will sit comfortably in its wider context.  The nearest part of the Green 
Belt is some 200m to the south east at a higher level and almost 300m to the south 
west.  The Woodland Heights development is located at a higher level and closer to 
both areas of Green Belt.  It is considered that the proposed development will not have 
an impact on the openness of the Green Belt and will not have a significant impact on 
the visual amenity of the Green Belt. 
 
The housing layout has been designed to create a sense of place with houses sited to 
respond the roads and footpaths around and within the site. The same is also achieved 
by positioning houses to overlook the play area and open space and by creating a node 
point adjacent to the doctor’s surgery which is defined by 3 storey units and a small 
open space area.  The overlooking of roads, footpaths, parking courts and open space 
will all help to promote a safe and secure environment. The varied building line and 
varied width of properties helps to create an interesting streetscape. The layout creates 
a clear hierarchy of routes with development adjoining the main spine route having a 
more urban character.  The 3 storey units are concentrated along this route and at the 
key focal points.   
 
The houses are predominantly 2 storeys with some 3 storey feature units which are in 
scale with the context.  There is a mixture of detached and terraced units and the 
gardens and landscaping will allow the scheme to integrate well with its green setting. 
 
The houses are of a simple design with traditional roofs and materials but incorporating 
contemporary window/door and canopy designs.  It is considered that this combined 
with the layout features described above will create a distinctive character and high 
quality feel to the development. 
 
The affordable housing part of the layout is denser than the rest of the site which does 
result in some compromises in terms of pedestrian access to properties, defensible 
space and smaller gardens.  However these are not so severe as to justify resisting the 
proposal. 
 
The proposal is considered to be in accordance with the design aspects of Policies 
CS74 and H14. 
 
Paragraph 124 of the NPPF says that the creation of high quality buildings and places is 
fundamental to what the planning and development process should achieve. Good 
design is a key aspect of sustainable development, creates better places in which to live 
and work and helps make development acceptable to communities. 
 
Paragraph 127 of the NPPF says that planning decisions should ensure that 
developments: 
 
a) will function well and add to the overall quality of the area, not just for the short term 
but over the lifetime of the development; 
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b) are visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping;  
c) are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging appropriate 
innovation or change (such as increased densities);  
d) establish or maintain a strong sense of place, using the arrangement of streets, 
spaces, building types and materials to create attractive, welcoming and distinctive 
places to live, work and visit; 
e) optimise the potential of the site to accommodate and sustain an appropriate amount 
and mix of development (including green and other public space) and support local 
facilities and transport networks; and  
f) create places that are safe, inclusive and accessible and which promote health and 
well-being, with a high standard of amenity for existing and future users; and where 
crime and disorder, and the fear of crime, do not undermine the quality of life or 
community cohesion and resilience. 
 
Policies CS74 and H14 are considered to consistent with the NPPF and therefore 
should be given significant weight.  It is also considered that the design of the scheme 
complies with design policies in the NPPF as explained above. 
 
Community Infrastructure Levy (CIL) 
 
CIL is a charge on some types of development in order to help deliver infrastructure 
improvements in areas subject to development. The site is situated within Zone 3 and 
therefore, a charge of £30 (plus indexation since the introduction of the CIL in 2015) is 
required per square metre. 
 
Flooding  
 
Policy CS67 states that the extent and impact of flooding will be reduced by:  
a) requiring that all developments significantly limit surface water run-off;  
b) requiring the use of Sustainable Drainage Systems or sustainable drainage 
techniques on all sites where feasible and practicable;  
c) promoting sustainable drainage management, particularly in rural areas;  
 
The site area is approximately 2.8 hectares and lies within flood zone 1 it is also over 10 
dwellings and therefore constitutes major development.  Flood zone 1 is the lowest 
flood risk zone and therefore the development passes the sequential test.  In flood risk 
terms residential uses are defined as more vulnerable and are appropriate in flood zone 
1. 
 
As the site is over 1 hectare and constitutes major development the application needs to 
be supported by a flood risk assessment and should incorporate sustainable drainage. 
 
The flood risk assessment submitted with the application shows that the site is not 
subject to surface water flooding.  It is recommended that in order to mitigate intense 
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rainfall events, internal floor levels are set 150mm above the lowest existing ground 
level on site.  The site is not in an area at risk of flooding from reservoir failure. 
 
As explained below the drainage scheme is designed to limit the surface water run-off to 
the Greenfield Rate.  The drainage system proposed utilises sustainable drainage 
methods.  Therefore the proposal is in accordance with Policy CS67 above. 
 
The above policy is consistent with the NPPF as paragraph 165 says that major 
developments should incorporate sustainable drainage systems unless there is clear 
evidence that this would be inappropriate.   Therefore it should be given significant 
weight. 
 
The proposal is also in compliance with the NPPF as it is located in flood zone 1 which 
is the area of lowest risk, it is supported by a flood risk assessment and this shows that 
it will not worsen flooding elsewhere. 
 
Paragraph 158 of the NPPF says the aim of the sequential test is to steer new 
development to areas with the lowest risk of flooding. 
 
Paragraph 163 says when determining any planning applications, local planning 
authorities should ensure that flood risk is not increased elsewhere. A footnote to this 
paragraph says that in Flood Zone 1, an assessment should accompany all proposals 
involving: sites of 1 hectare or more. 
 
Drainage 
 
Core Strategy Policy CS 63 is headed Responses to Climate Change.  It says that 
action to adapt to expected climate change will include adopting sustainable drainage 
systems. 
 
The site is Greenfield and the underlying ground conditions are not suitable for 
infiltration.  Therefore the surface water drainage strategy is to discharge to the next 
preference under the drainage hierarchy which is the watercourse to the north of the 
site.  Foul drainage will be discharged to the public foul sewer in Moorthorpe Way. 
 
The surface water discharge to the watercourse will be limited to Greenfield run-off 
rates.  To achieve this a water storage basin is proposed as part of the application with 
a restricted outfall to the watercourse.  The storage area is designed to accommodate 
the surface water runoff from a 1 in 100 year event plus climate change.  It has also 
been designed to take a proportion of the surface water runoff from site D which is part 
of the wider Owlthorpe housing development area.   
 
The basin is approximately 125m long by 80m wide.  It will be a relatively flat area with 
earth embankments sloping at 1 in 3 and 1 in 4 gradients. There will be a small area of 
standing water but most of the site will be dry for most of the time.  Due to the existing 
land form and the need to create a level area retaining walls are required on the south 
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and part of the west side.  These will be formed by gabions filled with stone.  The cross 
sections show these will be between approximately 1m and 3m high. The basin will be 
landscaped with planting designed to contribute positively to the biodiversity of the area.  
The planting plan shows meadow planting and wetland planting which is considered to 
be satisfactory. 
 
A sustainable urban drainage design is proposed which is in accordance with Policy 
CS63.   
 
Paragraph 165 of the NPPF says that major developments should incorporate 
sustainable drainage systems unless there is clear evidence that this would be 
inappropriate. It says the systems used should: 
 
a) take account of advice from the lead local flood authority; 
b) have appropriate proposed minimum operational standards; 
c) have maintenance arrangements in place to ensure an acceptable standard of 
operation for the lifetime of the development; and  
d) where possible, provide multifunctional benefits. 
 
Policy CS63 is in accordance with the NPPF and therefore should be given significant 
weight. 
 
Paragraph 163 of the NPPF also says that when determining planning applications 
authorities should ensure that flood risk is not increased elsewhere.   
 
The proposed sustainable drainage system is consistent with the NPPF and Core 
Strategy in that it is the type of drainage system promoted by planning policy.  It has 
been designed to not worsen flooding elsewhere and it will drain to the Ochre Dyke 
which is currently largely dry and therefore has lost much of its purpose.  The drainage 
system is designed to clean the surface water before it enters the river system and the 
planting on the site will contribute to biodiversity.  As the water storage area will be fairly 
level, accessible to the public and large parts will be dry most of the time it will provide a 
useable area for informal recreation and consequently will be multi-functional.  It is 
intended that the maintenance of the sustainable drainage system will be funded by a 
maintenance charge on each of the properties which it serves. 
 
The level basin and retaining walls will appear more engineered than the current land 
form however as the planting matures it will blend into the surroundings.  The land 
immediately to the south is being marketed as a housing site and is identified as a 
housing site in the Development Plan and planning brief. Given the changing context 
the storage basin will not appear intrusive in this transition zone between urban 
development and the green space around the Ochre Dyke. 
 
A conditions is proposed requiring details of the  design of the retaining walls to be 
submitted for approval. The proposed Heads of Terms of the S106 agreement cover the 
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funding arrangements for the long term maintenance and management of the scheme 
which the Council is intending to take responsibility for. 
 
Noise 
 
Unitary Development Policy H14 is concerned with development in housing areas and 
says that new development will be permitted provided that it would not suffer from 
unacceptable air pollution, noise or other nuisance or risk to health or safety. 
 
The applicant has submitted a noise assessment which shows that there would be 
some minor exceedances of the Councils night-time noise levels in some habitable 
rooms with windows partially open in dwellings closest to the existing roads. This can be 
mitigated in some of the units with standard thermal glazing and ventilation with trickle 
ventilators.   
 
The MUGA has been removed from the current scheme and noise from this facility was 
the main concern in generating noise.  The noise assessment says the noise from the 
MUGA and the Local Play Area (LEAP) would be unlikely to generate noise above the 
threshold for moderate annoyance.   
 
There needs to be a balance between minimising the risk of noise disturbance to 
residents and ensuring play facilities are well overlooked in the interests of public safety 
and to minimise the risk of antisocial behaviour.  Parks colleagues who manage 
numerous play areas have advised that they do not usually cause significant amenity 
problems where the play area is 30m from existing housing.  The play area design 
achieves this with a substantial landscape screen between most existing dwellings and 
the play area.  Some of the proposed new houses are just within 30m of the play area 
however the new residents will be aware of this when they take the properties and these 
houses help to provide the natural surveillance of the play area.  Given the above it is 
concluded that the proposals are acceptable in terms of noise impact and will not result 
in residents suffering from unacceptable noise pollution.  Therefore the proposal 
complies with Policy H14. 
 
The noise element of Policy H14 is considered to be consistent with the NPPF as 
paragraph 180 says that planning decisions should ensure that development is 
appropriate for its location taking into account the likely effects (including cumulative 
effects) of pollution on health. In doing so they should ‘mitigate and reduce to a 
minimum potential adverse impacts resulting from noise from new development – and 
avoid noise giving rise to significant adverse impacts on health and the quality of life’. 
 
Therefore the policy should be given significant weight. 
 
The proposal is considered to be consistent with the NPPF in that the proposal housing 
and existing housing will not be affected by noise which will have significant adverse 
effects on the health and quality of life. 
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Ground Conditions 
 
Paragraph 178 of the National Planning Policy Framework says that planning decisions 
should ensure that a site is suitable for its proposed use taking into account ground 
conditions and any risks arising from land instability and contamination. This includes 
risks arising from natural hazards or former activities such as mining. 
 
A Coal mining risk assessment has been undertaken as the site lies within Development 
High Risk Area.  A number of bore holes have been drilled and the risk assessment 
concludes that it is highly unlikely that the site is underlain by shallow mine workings.  
The Coal Authority is satisfied with the conclusions of the assessment and considers 
the site can be developed safely and therefore has raised no objections to the proposal. 
 
A land contamination assessment consisting of a combined Phase I Desktop Study and 
Phase II Intrusive Site Investigation has been submitted and no significant thicknesses 
of made ground (or associated contamination) was identified. However ground gas and 
ground water monitoring is incomplete.  In order to ensure this is fully investigated 
conditions are proposed to ensure the investigations and remediation is carried out if 
necessary. 
 
The appropriate technical reports have been submitted or are conditioned to ensure 
ground conditions have been properly investigated.  Therefore the proposal is compliant 
with paragraph 178 of the NPPF. 
 
Air Quality 
 
Policy CS66 says that action to protect air quality will be taken in all areas of the city. 
Further action to improve air quality will be taken across the built-up area and 
particularly where residents in road corridors with high levels of traffic are directly 
exposed to levels of pollution above national targets. 
 
As the site is in a semi-rural location and more that 200m from any significant roads it is 
not likely to experience pollutant concentrations that are likely to be of concern.  The 
site is considered to be suitable for residential development and the air quality 
assessment focusses on minimising pollutant emissions from the development during 
its construction and operation through the implementation of appropriate mitigation 
measures. 
 
The potential for dust impacts from the construction of the development is not 
considered to be significant provided that dust mitigation measures listed in air quality 
report are implemented.  These include regular monitoring of dust, ensuring an 
adequate water supply for dust suppression, minimising drop heights, ensuring vehicle 
are covered etc.  These issues will be controlled through the submission of a 
Construction Environmental Management Plan which is conditioned. 
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The applicant has produced a damage cost assessment following Defra guidance which 
quantifies the monetary impact of the key pollutants of concern (NOx and PM2.5) by the 
road traffic generated by the development.  This has resulted in a monetary calculation 
of approximately £45,933 which is indicative of a cost of measures to be implemented 
which will benefit local air quality.  The applicant considers this could be applied to 
measures in the travel plan including the provision of discounted public transport tickets 
for new residents.  It could also potentially be used towards the provision of electric 
charging infrastructure. The provision of a travel plan is a condition of the proposed 
development.  The Council does not have any guidelines about the provision of electric 
charging points for new housing development.   
 
Officers have asked the applicant to consider providing the infrastructure for the 
provision of a charging point for each dwelling.  The applicant has resisted this request 
on the basis that some cars demand fast chargers and this can raise issues with 
reserving adequate electrical capacity. They have also pointed out that the inclusion of 
parking court areas raises practical difficulties with providing chargers.  They consider 
providing 20% of dwellings with dedicated charging points is a reasonable response.  
Your officers consider this lacks ambition given the climate change crisis and the 
government’s targets for ending the sale of new petrol and diesel cars. Given this a 
condition is proposed requiring 20% of the dwellings to be provided with dedicated 
charging points and a further 30% with the necessary infrastructure.  This takes into 
account changing national priorities, the limited policy guidance in Sheffield and the 
greater difficulties of providing charging points for the dwellings which have parking in 
the shared parking courtyard. 
 
The above measures are considered to meet the terms of Policy CS66 and therefore 
the proposal complies with this policy. 
 
Paragraph 170 of the National Planning Policy Framework (NPPF) says that planning 
policies and decisions should contribute to and enhance the natural and local 
environment by: 
 

- preventing new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable levels of 
soil, air, water or noise pollution or land instability. 

 
The planning practice guidance says that when considering if air quality if relevant to a 
planning application consideration should be given to: 
 

- Whether it would significantly affect traffic in the immediate vicinity.  
- Whether it would expose people to existing sources of pollution. 
- Give rise to unacceptable dust impacts during construction. 
- Whether it is likely to affect the biodiversity of designated wildlife sites. 

 
Policy CS66 is considered to be consistent with the NPPF and therefore should be 
given significant weight. 
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The residents of the development will not be at risk of poor air quality and the 
development itself will not lead to any exceedances of the national air quality limit 
values.  Dust impacts will be controlled through the Construction Environmental 
Management Plan.  Therefore the proposal is consistent with the NPPF policies in terms 
of air quality. 
 
Heritage Issues 
 
Policy BE22 says that other site of archaeological interest will be preserved, protected 
and enhanced.  Where disturbance of an archaeological site is unavoidable, the 
development will be permitted only if: 
 

a) An adequate archaeological record of the site is made; and 
b) Where the site is found to be significant, the remains are preserved in their 

original position. 
 
A desk top heritage assessment has been submitted which shows that there are no 
recorded heritage assets within the site.  The nearest listed buildings are approximately 
600m from the site and their setting will not be affected by the development. No 
archaeological sites are recorded within the site or its immediate vicinity that would 
suggest the potential for archaeological deposits and features to occur within the 
proposed development area.  A prehistoric flint scatter to the west suggests that 
prehistoric activity was occurring in the area. There is a risk of encountering associated 
archaeological features and/ or deposits within the site. On this basis the heritage 
assessment recommends that a geophysical survey is undertaken, once the scrub 
vegetation has been cleared.   
 
The South Yorkshire Archaeological Service concurs with this view. The result of the 
survey will determine if any other archaeological works are appropriate.  A pre-
commencement condition is proposed requiring a written scheme of archaeological 
investigation to be submitted. 
 
The risk of encountering below ground heritage assets is low but a condition is in place 
which will ensure that appropriate further investigations area undertaken.  This is 
considered to be consistent with Policy BE22. 
 
The NPPF defines a heritage asset as a building, monument, site, place, area or 
landscape identified as having a degree of significance meriting consideration in 
planning decisions, because of its heritage interest.  This includes sites with historic or 
archaeological interest.  Paragraph 193 says that when considering the impact of a 
proposed development on the significance of a designated heritage asset, great weight 
should be given to the asset’s conservation (and the more important the asset, the 
greater the weight should be). Paragraph 197 says that in weighing applications that 
directly or indirectly affect non-designated heritage assets, a balanced judgement will be 
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required having regard to the scale of any harm or loss and the significance of the 
heritage asset. 
 
Policy BE22 is not totally consistent with the NPPF in that it is more restrictive than the 
NPPF and therefore should be given some weight.  In ensuring that appropriate 
investigations are undertaken into possible underground heritage interest the proposal 
is considered to be consistent with the NPPF. 
 
Major Hazard 
 
The northern section of the site which is proposed as landscaping, access road and 
water storage area lies within the outer consultation zone of the Hellaby Lane/Totley (ex 
Supergrid) and Hellaby Lane/Totley major accident hazard pipelines.   The Health and 
Safety Executive who advise on the safety risks of development within the consultation 
zone of major hazards have been consulted and they do not advise against granting 
planning permission. 
 
RESPONSE TO REPRESENTATIONS  
 
The planning and design brief establishes a design framework for the site and, as such, 
there is considered to be no reason why applications for the Owlthorpe sites cannot be 
progressed in the context of this framework. 
 
For projects listed in Schedule 2 of the Environmental Impact Regulations the Local 
Planning Authority should consider whether it is likely to have significant effects on the 
environment and therefore whether an Environmental Impact Statement is required.  
Housing development is an Infrastructure Project and the applicable thresholds are (i) 
development over 150 houses; or (ii) the overall area of the development exceeds 5 
hectares.  The 3 Owlthorpe Sites exceed 5 hectares and are likely to accommodate 
over 150 houses.   
 
The selection criteria for screening Schedule 2 development includes (i) the 
characteristics of development; (ii) location of development and; (iii) types and 
characteristics of the potential impact.  The size of the development exceeds the 
thresholds when considered cumulatively with the other Owlthorpe sites and will utilise 
unused Greenfield land. The land resource to be used is not particularly special or 
unusual and the development will not produce wastes or pollution of particular concern.  
There are also no concerns regarding major accidents or risks to human health.   
 
The land is not designated for its landscape or biodiversity value and, whilst there are 
impacts on biodiversity and landscape, these will be limited to local impacts. Whilst the 
site will be urbanised, the development is low rise and adjoins an existing housing 
estate and doctor’s surgery so the impacts are not unusual or justify a wider landscape 
assessment.  The site does not have any special historical, cultural or archaeological 
significance.  
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The traffic generated can be accommodated on the local network without creating any 
severe impacts.  The impacts of the scheme will be local and the landscape and 
biodiversity impacts can be mitigated/compensated.   It is therefore concluded that an 
Environmental Statement is not required in this instance, either for the application or for 
the cumulative development with the other Owlthorpe sites. 
 
The applicant was requested to distribute the affordable housing throughout the housing 
site rather than grouping it all together around the doctor’s surgery.  They declined to do 
this arguing that it would be easier to manage when grouped together. Whilst it would 
have been preferable if this affordable housing were integrated throughout the estate, 
there are only 13 units grouped to together and the design and floorspace is similar to 
the 3 bedroom market housing.  Given this, the grouping and more dense character of 
the affordable housing does not make this aspect of the scheme unsatisfactory.  
 
A number of representations have said that the housing should be designed to higher 
sustainability standards.  The Government’s Housing Standards review produced in 
2015 reduced the different technical standards that could be applied by Local 
Authorities.  In the absence of an up to date Local Plan the technical standards for 
sustainable housing design are now taken forward through the building regulations.  
Whilst more sustainable housing design can be encouraged Sheffield cannot insist on 
higher design standards than the building regulations at the present time. 
 
It has been argued that the application should be delayed until the new Local Plan is 
produced as it may no longer be necessary to develop this Greenfield Site.  This is 
unreasonable, as the site is in the UDP as an allocated housing site which is consistent 
with the NPPF and it is also in the Council’s current housing supply figures.  In addition, 
the delivery of sufficient housing sites is challenging as the Local Plan is looking forward 
to 2038. It is therefore unlikely that this site would be removed as a housing site. It will 
also be some time in the future before the Local Plan process would confirm any 
changes to allocated sites.  In addition, this site will help to finish the partly completed 
Owlthorpe Township; is a sustainable site; is close to a high frequency tram service; 
and is one of the few opportunities for housing of this scale in the area. 
 
The Climate Change and Design Supplementary Planning Document and Practice 
Guide promotes green roofs on larger housing developments of 10 dwellings or more, 
where compatible with other design and conservation considerations.  This is normally 
viable on larger residential blocks in the City Centre where the large footprint flat roofed 
buildings provide an opportunity for green roofs which are maintained by the building’s 
management.  It is not considered to be a priority or reasonable to insist on this on this 
prominent site where pitched roof houses are sympathetic to the local character; all 
houses have gardens; and green roofs would have to be maintained by individual 
householders.   
 
The hedgerow which is to be lost is approximately 150m long and lies adjacent to the 
south west boundary of the site and cuts across the site in a south east to north west 
orientation.  No assessment has been undertaken as to whether it would qualify as an 
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important hedgerow under the hedgerow regulations.  The level changes needed to 
accommodate the housing layout show that it is not feasible to retain the hedgerow.  
220m of native hedgerow is proposed as part of the proposed landscaping scheme 
which is considered to adequately compensate for the loss of the hedgerow provided it 
is maintained to promote biodiversity.  This can be controlled by a planning condition 
 
A number of representations refer to the need for an invertebrate survey. The applicant 
has acknowledged that a number of locally important invertebrate species are present in 
habitats around the site and note that these habitats remain unaffected and that 
considerable habitat for these species will continue to exist.  The applicant’s ecologist 
assessed the suitability of the site and concluded that it offered little or no potential for a 
notable assemblage of invertebrates.  Based on this, and data from the Sheffield 
Biological Centre and Derbyshire Wildlife Trust, they concluded that an invertebrate 
survey is not necessary.  The Council’s ecologist has accepted this argument. 
 
The water storage area will incorporate wetland vegetation filtration areas and swales 
that clean the water so that clean water enters Ochre Dyke. The design will conform to 
the risk based guidance for achieving this.  The pond will not be fenced and it will be 
designed as an informal recreation area.  The permanent water will occupy 
approximately a third of the area and be up to 600mm deep; the gradients of the sides 
will be shallow to facilitate easy exit.  The Council will be responsible for the long term 
management of the area funded by a charge on the new housing it serves, which has 
been designed to incorporate funding for repairs and replacement of valves. 
 
It has been argued that the applicant should provide a net biodiversity enhancement of 
10% in accordance with Government guidance.  Paragraph 170 of the NPPF says that 
planning decisions should contribute to and enhance the local environment by 
minimising impacts and providing net gains in bio-diversity.  The Government response 
to ‘Biodiversity net gain and local nature recovery strategies; impact assessment’ 2019 
says that legislation will require development to achieve a 10% net gain for biodiversity 
which will be brought forward in the Environment Bill.  The Environment Bill was put 
before Parliament in January 2020 and put in abeyance due to Covid19 in early March 
2020.  The latest version of the Bill includes provisions that grants of planning 
permission in England be subject to a condition to secure that the biodiversity gain 
objective is met.  This is defined in the Bill as a 10% gain.  Whilst this is not yet 
legislation the applicant has enhanced the off-site biodiversity contribution so that it 
should now deliver a 10% net gain.  
 
The red line application boundary has been checked and is accurate. 
 
Prescriptive rights of way, if claimed, will be considered as part of a separate legal 
process and it is not necessary to delay the determination of this planning application.  
The developer and landowner are aware of the claim by the Owlthorpe Fields Action 
Group and therefore can make their own judgement as to whether they want to 
proceed, bearing in mind any associated risks. 
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SUMMARY AND RECOMMENDATION 
 
Planning Issues 
 
The majority of the site is identified as a Housing Site in UDP Policy H13 ‘Housing Sites’ 
and it is also promoted as a housing site in the planning brief which has been the 
subject of public consultation.  Development of housing is supported by paragraph 59 of 
the NPPF which seeks to significantly boost the supply of houses.  The development is 
supported by Core Strategy Policy CS24 ‘Maximising the Use of Previously Developed 
Land for New Housing’ as the site is identified as a Greenfield housing site to be 
developed in the period to 2025/26.  It is supported by paragraph 67 of the NPPF as this 
site is part of Sheffield’s 5- year supply of deliverable housing sites.  It is consistent with 
CS26 ‘Efficient Use of Housing Land and Accessibility’ as although the site is below the 
density guidance this is appropriate given the prevailing character, the green setting, the 
need for family housing and to accommodate level changes.  It is compliant with CS 40 
‘Affordable Housing‘ and CS41’Creating Mixed Communities’ and paragraph 61 of the 
NPPF in that it will deliver much needed affordable housing in excess of the policy 
requirement and the type of housing needed in the area. 
 
Overall the scheme design is of a good standard which will sit comfortably in its context, 
is sympathetic to local character and will create an attractive and welcoming place to 
live.  Consequently it is considered to be consistent with CS74 ‘Design Principles’ and 
paragraph 127 of the NPPF.  It is also in line with Policy H16 ‘Open Space in New 
Housing Developments’, CS45 ‘Quantity of Open Space’ and paragraph 96 of the NPPF 
by meeting the open space needs of residents by improving open space and delivering 
a play area. Consultation responses from the Education Service and the NHS Sheffield 
Clinical Commissioning Group show that there is adequate Doctor Surgery and School 
capacity to serve this development and therefore it complies with Policies CS43 and 
CS44 and paragraph 93 of the NPPF. 
 
The site provides opportunities for promoting sustainable travel as it is within walking 
distance of a tram stop.  Sustainable travel will be promoted by the public transport and 
pedestrian access improvements secured by the S106 agreement and by the travel plan 
measures.  The transport assessment shows that the highway network will operate 
satisfactorily with the development traffic although there will be a slight increase in 
queuing at Moorthorpe Gate in the morning peak.  The lack of a second point of access 
for emergency vehicles is a significant concern.  However it is considered that this and 
the additional queuing will not result in a severe highway impact sufficient to justify 
resisting the scheme.  The proposal is therefore considered in the main to be consistent 
with UDP Policy H14 ‘Conditions on Development in Housing Areas’ and paragraphs 
108 and 109 of the NPPF. 
 
In order to ensure the development has been designed to meet the challenge of climate 
change a Sustainable Urban Drainage System is proposed which has been designed to 
accommodate the surface water run-off in a 1 in 100 year storm plus climate change 
event.  Therefore the scheme should not worsen flooding.  The design will incorporate 
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planting to support biodiversity and will provide opportunities for informal recreation.  It 
therefore meets with Policy CS63 ‘Responses to Climate Change’ and paragraphs 163 
and 165 of the NPPF. 
 
The site is sufficient distance from major roads to not be constrained by poor air quality.  
Dust impacts during construction will be controlled by a Construction Environment 
Management Plan.  The impact of pollutants generated by the development will be 
mitigated by an air quality contribution which will be applied to travel plan measures and 
the provision of electric vehicle charging points.  The scheme is considered to be in 
compliance with Policy CS66 ‘Air Quality’ and paragraph 170 of the NPPF. 
 
There are no significant concerns in respect of noise, ground conditions and heritage 
impacts. Conditions are proposed to control the relevant planning considerations 
relating to these matters. 
 
Whilst the application site is not a designated wildlife site it adjoins Local Wildlife Sites.  
Development will result in most of the existing vegetation being removed which mainly 
comprises of self-seed trees and scrub but also some more mature trees on the 
northern boundary.  The arboriculture and ecological impact assessments show that the 
development will result in the loss of a number of moderate quality trees and a 
hedgerow.  They also show that there will be some disturbance and loss of connectivity 
to the Local Wildlife Sites which is judged to be a minor county level impact with 
mitigation in place. The impacts on birds, bats, badgers and hedgehogs are considered 
to be either negligible or minor at the site level with mitigation in place.  The Council’s 
ecologist concurs that these are the main biodiversity impacts. 
 
The re-grading and development in part of the on-site buffer zone along with the loss of 
the species rich hedge is regrettable and officers have some reservations as to whether 
the applicant has made a serious attempt to mitigate these losses.  The proposal does 
not fully accord with UDP Policy GE11 ‘Nature Conservation and Development’; Policy 
GE13 ‘Natural History Interest and Local Nature Sites’; and Policy GE15 ‘Trees and 
Woodland’. 
 
However, the Council’s landscape and ecology officers are of the view that the impact 
on trees and biodiversity is not so great that it should prevent development of the site.  
The Council’s ecologist is of the view that the on-site landscaping and mitigation and the 
off-site compensation will together result in a net gain in biodiversity in the longer term.  
 
Most Important Policies and Tilted Balance 
 
Paragraph 11 of the NPPF says that plans and decisions should apply a presumption in 
favour of sustainable development.  For decision-taking this means: 
 
c) approving development proposals that accord with an up-to-date development plan 
without delay; or 
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d) where there are no relevant development plan policies, or where the policies which 
are most important for determining the application are out of date, granting permission 
unless:  
 
i)  the application of policies in the Framework that protect areas or assets of particular 
importance provides a clear reason for refusing the proposed development.  
ii) any adverse impacts of granting planning permission would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in the 
Framework taken as a whole. 
 
The application is identified as a Housing Site in the Unitary Development Plan; as a 
housing site in the planning brief; and is part of the Council’s 5-year supply of 
deliverable sites.  It is therefore considered that housing policies are the most important 
policies for determining this application. 
 
Given the congested nature of the local highway network at certain times and the 
prominence of the site and its green setting it is considered that access and design 
policies are also important policies.  
 
As Sheffield does benefit from a five year housing land supply the most important 
polices for determining this application which are the housing supply policies are 
considered to be up to date. 
 
In terms of the first paragraph 11 test, part c applies – i.e.- permission should be 
granted without delay.  
 
Overall planning balance  
 
In this case the most important policies support housing on the site.  They are 
consistent with the Government’s objective of significantly boosting the supply of homes 
and meeting the needs of the groups with specific needs.  The development of the site 
for housing is also supported by the Planning Brief which seeks to deliver housing on 
the site and is a material consideration.  It is therefore concluded overall that there is 
strong Development Plan and NPPF policy support for development. 
 
The scheme is well designed, meets the open space needs of residents, is accessible 
by sustainable means of travel all of which means that this is supported by the local 
policies (CS45, CS74, H14, H16) and NPPF (paragraphs 96, 127, 163, 165) as referred 
to above and these issues should be given significant weight.  The transport 
assessment shows the highway network will operate satisfactorily and whilst the lack of 
emergency vehicle access is a significant concern, it will not result in a severe highway 
impact, which means the planning permission cannot be resisted on this basis. 
 
The proposal does not fully accord with Policies GE11, GE13 and GE15 of the UDP, 
which should be given moderate/significant weight.  However the conflict with these 
policies is limited as the proposal is judged to result in a net gain in biodiversity in the 
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longer term and the tree impacts are being adequately compensated for. In addition the 
tree and biodiversity impacts are not so great that they justify resisting the proposal.  
 
Paragraph 170 of the NPPF states that valued landscapes and biodiversity should be 
protected and enhanced in a manner commensurate with their statutory status or 
identified quality in the development plan.  The application site does not have any 
special protected status or identified quality in the development plan.  NPPF paragraph 
175 says that when determining applications, if significant harm to biodiversity impact 
cannot be avoided, adequately mitigated or compensated for, then planning permission 
should be refused.  The biodiversity impact assessment shows that the proposal would 
not cause significant harm and this view is endorsed by the Council’s ecologist.   
 
It is concluded that the scheme is supported by planning policy and the planning 
benefits significantly outweigh the biodiversity, landscape, amenity and highway 
impacts. It will deliver sustainable development and it is therefore recommended that 
permission is granted subject to the listed conditions and the completion of a legal 
agreement to deliver the Heads of Terms listed below. 
 
Heads of Terms 
 

1. An annual sum per household for maintenance and management of the 
Sustainable Drainage System (SUDS) including a one off SUDS adoption fee of 
£6,500 and a one off SUDs establishment contribution of £10,000. 

2. An annual sum per household for the maintenance and management of the 
Owlthorpe Park and the landscaping within the housing site. 

3. A contribution of £16,666 to be used for improvements to the Donetsk Way Tram 
Stop 

4. Arrangements to ensure the 15 affordable units (shown on plan reference n1276 
008D) are provided and remain affordable in the long term. 

5. A contribution of £21,485 towards the provision of street lighting to the route 
identified on plan reference: footpaths 1  

6. A contribution of £5,477 to be used for preparation of the Owlthorpe Park 
Masterplan 

7. A contribution of £230,400 for the delivery of the off-site biodiversity 
compensation and £5661.60 for off-site tree compensation works.  The scheme 
to include a Landscape and Ecological Management Plan, incorporating short, 
medium and long term aims and objectives; management responsibilities; and 
maintenance schedules for all compensation works. 

8. A contribution of £5,000 for the delivery of an unlit stoned footpath connection 
between the west end of the estate road adjoining plot 34 to the right of way 
ECK/171 to the West of the site.  

9. Funding for a scheme for the provision of additional litter bins, dog waste bins 
and signs on the approach to the Local Wildlife Site (LWS) and fencing to secure 
part of the LWS from encroachment to compensate from the increased pressure 
from encroachment that will result from the development of housing on the site. 
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