SHEFFIELD CITY COUNCIL

Report Of The Head Of Planning
To the Planning and Highways Committee
Date Of Meeting: 15/03/2016

LIST OF PLANNING APPLICATIONS FOR DECISION OR INFORMATION

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

Case Number 16/00263/FUL (Formerly PP-04746603)

Application Type Full Planning Application

Proposal Siting of a log cabin to rear of garden (Retrospective
Application)

Location 38 Sandy Acres Close
Sheffield
S20 7LT

Date Received 23/01/2016

Team City Centre and East
Applicant/Agent Ms Debra Allen
Recommendation  Refuse with Enforcement Action

Subject to:

Refuse for the following reason(s):
1. The Local Planning Authority considers that due to the excessive height of

the outbuilding in close proximity to the boundary of the site, the outbuilding
consitutes an overbearing structure which causes unreasonable
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overshadowing of neighbouring property. The overall scale of the
outbuilding is also considered to be detrimental to the character and
appearance of the area. The development is therefore considered contrary
to Policy H14 of the Unitary Development Plan.

Attention is Drawn to the Following Directives:

1.

Despite the Local Planning Authority wishing to work with the applicant in a
positive and proactive manner, based on seeking solutions to problems
arising in relation to dealing with a planning application, this application was
submitted retrospectively and without the applicant having entering into
meaningful pre-application discussions about the planning policy (or
policies) that apply to the proposal and has shown such disregard for those
policy requirement(s), that the Local Planning Authority had no alternative
but to refuse consent

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

Specification of outbuilding

The Director of Development Services or Head of Planning has been
authorised to take all necessary steps, including enforcement action and the
institution of legal proceedings, if necessary, to secure the removal of the
outbuilding or reduction in its height so that it complies with Permitted
Development criteria.

The Head of Planning is designated to vary the action authorised in order to

achieve the objectives hereby confirmed, including taking action to resolve
any associated breaches of planning control.
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LOCATION AND PROPOSAL

The application relates to a timber built outbuilding previously erected within the
rear garden area of a semi-detached property on Sandy Acres Close. The property
is located within an established residential area identified as a Housing Policy Area
as defined by the UDP. The immediate area is characterised by a mix of semi-
detached two storey and single storey detached dwellings, the rear elevations of
which face towards the garden of the application property.

The application seeks retrospective approval for the retention of the outbuilding as
built.

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

Two letters have been received in respect of this application. One letter whilst
raising no objection to the retention of the building makes comment that the
building is large and seems out of place in the small garden and questions the
purpose to which the cabin will be used. The second letter raises concerns that the
building is too big for such a small garden and looks out of character. The letter
states that the roof is too high, extends the full width of the garden and is
unattractive as viewed from neighbouring property to the rear. There are concerns
that the existence of the building may impact on the future sale of neighbouring
property as it is so domineering. There are also concerns that a Jacuzzi may be
installed in the building resulting in parties and loud music which would disturb
local residents.

PLANNING ASSESSMENT

The application property is sited within a Housing Policy Area as defined by the
UDP. The most relevant planning policy in determining this application is Policy
H14 ‘Conditions on development in Housing Areas’. This policy aims to ensure that
new buildings are in scale with neighbouring buildings and that the site would not
be overdeveloped or deprive residents of light, privacy or security or cause serious
loss of existing garden space which would harm the character of the
neighbourhood.

As built the timber outbuilding is a large structure within the rear garden of the
application property. The building which incorporates a steep dual pitched roofline
is located in close proximity to the rear and both side boundaries of the property.
The side gables and rear roof plane of the building are prominent as viewed from
neighbouring property due to their proximity to the boundaries of the site. The
building was erected without any pre application advice being taken by the
applicant.

In determining this application officers are mindful of the Permitted Development
rights of the applicant in respect of detached outbuildings. Class E to Part 1 of the

Page 26



General Permitted Development Order 2015 permits the erection of a building
required for a purpose incidental to the enjoyment of the dwelling subject to its floor
area not exceeding 50% of the curtilage (excluding the ground area of the original
property) and its overall height, where located within 2m of any boundary, not
exceeding 2.5m in height. Where located more than 2m from any boundary an
outbuilding with a dual pitched roofline cannot exceed 4m in overall height. The
permitted development limitations prevent buildings appearing overbearing to
neighbouring occupiers and causing unreasonable overshadowing of their
property.

Many of the adjoining dwellings contain large outbuildings in terms of footprint but
these have all incorporated a low roof to comply with Permitted Development
Regulations and negate any impact on neighbouring property. The outbuilding as
built forms a detached structure totally out of scale with neighbouring outbuildings
to the detriment of the appearance and character of the area.

As built the outbuilding, 5.5m wide by 4m deep, incorporates high side gable walls
with a steep dual pitched roofline. The plans submitted with the application indicate
that the overall height to ridge is 3.4m with front and rear eaves being 2.2m above
the established garden level. The overall height of the building and its siting
adjacent to the southern boundary of the neighbouring bungalow at 32 Sandy
Acres Close creates an overbearing structure which causes unreasonable
overshadowing of this neighbour’s garden area.

If a planning application had been submitted for these works prior to the building
being erected planning officers would have raised concerns with regards to the
height of the building in close proximity to the boundary of neighbouring property to
the north. It is acknowledged that the impact on property to the rear is limited due
to roof profile which slopes away from the shared boundary line. Officers are also
mindful that the building, although large and taking up a good proportion of the rear
garden area would comply with Permitted Development conditions if its overall
height was reduced to 2.5m

As a way forward the applicant has been requested to reduce the height of the
building by replacing the existing steep dual pitched roofline with a shallow dual
pitched or mono pitched roofline incorporating lower side gable walls. The
applicant has indicated that the building cannot be reduced in height and has
asked for the application to be determined as submitted.

In view of the above concerns it is recommended that the current application is
refused and that enforcement action is taken to seek the removal of the building or
a reduction in its height so that it complies with Permitted Development criteria.

The applicant has indicated that the building would be used for purposes incidental
to the enjoyment of the main dwelling. If the use of a modified building were to
cause noise and or disturbance to local residents the Environmental Protection
Service could take action if this was found to constitute a Statutory Nuisance. The
planning authority has no control over future uses provided that they are ancillary
to the applicant’s enjoyment of their home.
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SUMMARY AND RECOMMENDATION

The siting and scale of the timber outbuilding creates an overbearing structure
which causes unreasonable overshadowing of neighbouring property. The
outbuilding is out of scale with existing outbuildings within neighbouring garden
areas to the detriment of the character and appearance of the area.

It is recommended that the outbuilding is refused and that the Director of
Development Services or Head of Planning be authorised to take all necessary
steps, including enforcement action and the institution of legal proceedings, if
necessary, to secure the removal of the outbuilding or a reduction in its height so
that it complies with Permitted Development criteria.

It is also recommended that the Head of Planning is designated to vary the action

authorised in order to achieve the objectives hereby confirmed, including taking
action to resolve any associated breaches of planning control.
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Case Number 15/03524/FUL (Formerly PP-04513732)

Application Type Full Planning Application

Proposal Application to allow the removal of the rear dormer roof

extension and alterations to elevations (Application
under Section 73 to vary condition No. 2 (Approved
plans) as imposed by planning permission No.
14/02958/FUL - Alterations to two office buildings to
form 12 residential units and 1 retail unit, including a
rear dormer roof extension to the rear building

Location Meade House96 - 100 Middlewood Road, Sheffield,

S6 4HA

Date Received 23/09/2015

Team

West and North

Applicant/Agent SFW Property

Recommendation  Refuse with Enforcement Action

Subject to:

Refuse for the following reason(s):

1

The Local Planning Authority considers that the increased height of the
elevation and the inclusion of windows at first floor level in that elevation of
the development facing the rear of numbers 111 to 117 Hawksley Avenue
results in an unacceptably overbearing impact on these properties and is
detrimental to the living conditions of the existing occupiers which is contrary
to Unitary Development Plan Policy S10 and Core Strategy Policy CS74.

Attention is Drawn to the Following Directives:

1.

The Director of Development Services or Head of Planning are authorised to
take any appropriate action including if necessary enforcement action and
the institution of legal proceedings to secure the reduction of the eaves
height of Building 2 to the level approved under planning reference
14/02358/FUL.

The Head of Planning is designated to vary the action authorised in order to

achieve the objectives hereby confirmed, including taking action to resolve
any associated breaches of planning control.
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The applicant is advised that this application has been refused for the
reasons stated above and taking the following plans into account:

Drawings numbered

- 15-745-20 Rev A

- 15-745-21 Rev A

- 15-745-SK-002 Rev A
- 15-745-SK-003 Rev C
- 15-745-SK-04

- 15-745-SK-05

- 15-745-SK-06 Rev A

The applicant is advised that a revised planning application proposing an

alternative scheme will be required to resolve the issues resulting in this
refusal of planning permission.
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Site Location

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

The application site comprises two buildings, one of them fronting Middlewood
Road, known as Meade House — Building 1, which is two-storeys high at the front
and three storeys at the rear because of falling land levels. The frontage is of
beige render and large windows at the ground floor with red bricks at the first floor
level, beneath a flat roof. The side and rear elevations are of red brick. Adjoining
this building to the south is a two storey brick building with a pitched roof with a
restaurant at ground floor.

On the other side of Meade House is a sloping grassed area with a path and steps
which leads to the other building within the site — Building 2 - and this is also of red
brick, is single storey and has a pitched roof. Around this building is incidental
open space, mostly concentrated at the far end on the south side. The two
buildings on the site are linked by a covered walkway.

To the north of the site is 108 Middlewood Road, a two storey detached stone
house which has windows in the elevation facing the application site across the
garden associated with the adjoining house and the boundary is marked by 1.8
metre high fencing.

There are buildings to the north-east and south-west of the single storey building at
the rear which are in close proximity to the application site. To the north-east there
is a gym with windows facing the site which is significantly higher than the single
storey building in the site. There are also the rear of gardens associated with
terraced houses fronting Hawksley Avenue which have direct views of the site from
their upper windows.

To the south-east, the rear of the building within the application site is close to the
single storey building and the rear of 84 to 94 (even) Middlewood Road face the
building. These properties are a mix of shops and a restaurant with storage space
and living accommodation above.

Prior to the earlier planning application (14/02958/FUL) being granted, the whole
site was vacant, previously being used as offices which had fallen into disrepair.
The neglected air did little to contribute to the visual quality of Hillsborough
shopping centre and the site was also the subject of anti-social behaviour.

Members may recall that the previously approved scheme was for Building 1
fronting Middlewood Road to be converted to five apartments with a retail unit on
the ground floor fronting onto the street. Building 2 to the rear was to be converted
and altered to form seven separate dwelling units. This scheme, as amended,
involved retaining the shell and walls but did include lifting the eaves level by one
metre and constructing a new roof. The open space around the rear building
would be used as communal garden space.

The only road frontage, which is only a short length, is with Middlewood Road and
in front of the site here is a bus stop. Supertram also runs along this frontage.
There are full parking restrictions in place and there is no possibility of providing
parking either within the site or on the road close to the site.
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Planning permission was granted for the earlier proposal but this application seeks
part retrospective planning permission under section 73 of the Town and Country
Planning Act to amend condition 02 of 14/02358/FUL by way of amended plans
and elevations. The applicant has submitted revised plans and drawings showing
amended floor plans, elevations, height and roofscape which differ significantly
from the approved scheme. The number of dwelling units would remain unaltered
at seven.

This application only relates to the former office building within the site that is to be
converted to seven dwellings. The other building fronting Middlewood Road would
not be altered so that is not included in this new application.

The application is retrospective because the applicant has continued to construct
the amended scheme as set out in this application prior to this application being
determined.

RELEVANT PLANNING HISTORY
79/03039/FUL. Extension to offices granted on 14.11.79.
96/00728/FUL. Erection of 4 mobile office units granted on 25.06.96.

14/02958/FUL. Alterations to two office buildings to form 12 residential units and 1
retail unit granted on 24.04.15.

SUMMARY OF REPRESENTATIONS

A total of nine letters of objection have been received from four neighbouring
addresses. Five are from one address, two from another and the remaining two
letters are from two addresses. The comments are set out below.

- The building has not been approved and is being built without planning
permission. It is nothing like the approved plans.

- The new and upper floor windows are very invasive. Even though the upper
floor windows have opaque glass they can still see into the bathrooms of
existing houses.

- The lower floor windows and patio doors can still see directly into existing
properties.

- The original scheme, previously approved, did not have an extra floor which
has now been added which blocks sunlight from the rear gardens of existing
houses and imposes windows which overlook gardens.

- There is a severe loss of privacy and the buildings are over dominant

because they are too high. The building must be about 20 feet high facing
existing houses.
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- The sunny gardens are now dark and cold.

- There is no off street parking provided with this scheme which will increase
pressure on existing streets.

- The original stone wall at the front which was 100 years old has been
replaced by a brick wall.

- There are concerns that the foundations are not strong enough to take the
extra pressure from the upper storey.

PLANNING ASSESSMENT
Policy and Principle of Development

The adopted Unitary Development Plan (UDP) shows that the site is designated as
part of Hillsborough District Shopping Centre. UDP policy S7 says that shops (A1)
are the preferred use but Housing (C3) is also acceptable.

With respect to the principle of this proposal, policy S7 supports this but when the
previous application was considered, weight was attached to the material
relevance of current permitted development (PD) rights under which these
buildings could be converted to a housing use.

The most recent use of the site was for offices and under current PD rights could
be used for housing subject to an application to the Council which would determine
whether or not approval would be required as to the transport and highways
impact, contamination risks and flooding risks.

Also of relevance is Core Strategy policy CS24 which says that priority will be
given to the development of previously developed sites which is the case with this
application.

Core Strategy policy CS26 promotes the efficient use of housing land and specifies
a density range of 50 - 80 dwellings per hectare (dph). The site is 0.12 hectares in
area so with a scheme for 12 dwellings in total, the density would be about 95 dph
which is in excess of the recommended range. Policy CS26 says that an
increased density may be acceptable if the application achieves good design or
reflects the character of the area.

Core Strategy policy CS41 is also relevant as this seeks to promote mixed
communities by way of providing a range of housing including a mix of prices,
sizes, types and tenures. This application proposes seven very modest dwellings
which would provide low cost housing in support of this policy.

Design, Layout and External Appearance

Policy S10 says that new development should be well designed and in scale with
surrounding development.
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UDP policy BE5 expects new development to be of good design and use good
quality materials.

Core Strategy policy CS74 says that high quality development is expected which
should also contribute to the creation of attractive, successful and sustainable
neighbourhoods.

The existing buildings were vacant and had become neglected. The original
proposals, as amended, for Building 1 resulted in significant improvements to the
exterior. The unsightly ground floor frontage would be replaced by a new shop
front which would introduce activity at the site. The attractive brickwork detail
above the first floor windows would be retained, all brick work would be cleaned
and pointed and all windows on this building would be replaced by double glazed
wooden framed windows. This would remain unaltered.

The approved scheme for the seven dwellings in Building 2 showed an open plan
ground floor comprising living room and kitchen with two bedrooms and a
bathroom in the roof space. This involved new windows in the north-east and
south-west facing elevations. This layout remains largely unaltered as part of this
new application.

An important feature of the approved scheme was that the roof would be lifted one
metre above the former eaves level to create extra internal space.

On the north-east side facing the rear of Hawksley Avenue, a pair of velux windows
were introduced to each unit to serve the second bedroom and bathroom. The
bathroom window would be treated with obscure glass. On the ground floor, each
property would have French windows with a canopy above.

The treatment, as amended, on the south-west elevation would be different in that
there would be a shared access to each dwelling and a kitchen window at ground
floor serving the kitchen. A total of seven gable feature windows would be inserted
into the roof at eaves level, each of them providing light to the main bedroom.
Windows in the end elevations would be retained.

This design was considered to be acceptable and the application was approved.

The amended scheme proposed as part of this new application seeks approval for
a more traditional approach to the seven dwellings. The building would be raised
by a further 700mm above the former eaves level so that a total additional 1.7
metres would be added to the external walls. A more simple approach to the two
main elevations would result in a more attractive and better balanced scheme
being an improvement on the approved design.

Ground floor windows would all be the same size with first floor bedroom windows
being smaller so creating an acceptable hierarchy in keeping with traditional
terraced housing. At the rear, where the elevation faces the rear of houses on
Hawksley Avenue, the French windows have been retained similar to the earlier
approval and a window having opaque glass is placed at first floor which replaces
the pair of velux windows in the roof of each unit on the previous scheme.
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Taken in isolation from all other material considerations, the design and external
appearance is an improvement on the earlier scheme and is considered to be
acceptable.

Sustainability and Climate Change

Core Strategy policy CS64 says that all new buildings must be designed to reduce
greenhouse gas emissions and must function in a changing climate. New
development should incorporate energy efficiency, make best use of solar energy,
minimise the impact on existing renewable energy installations and resources
should be used sustainably.

Core Strategy policy CS65 deals with renewable energy and carbon reduction and
all significant developments should provide a minimum of 10% of their predicted
energy needs from renewable energy.

It is noted that the site involves the reuse of an existing building which reduces the
scope for the introduction of sustainable construction methods but, nevertheless,
the applicant submitted a sustainability statement in support of the original
application.

The site has excellent transport links to the city centre by way of good bus services
with a stop immediately outside the site and the Supertram runs right past the site.
The site also lies within Hillsborough shopping centre with the associated facilities

very close by.

The conversion works to both buildings will include much better insulation and all
facilities and services will be much more energy efficient than those currently within
the site.

The works will include individual heating systems rather than the existing central
boiler system which is inefficient. This will result in much better energy efficiency
ratings.

Affordable Housing

Core Strategy policy CS40 requires developers in new housing schemes to
contribute towards the provision of affordable housing where this is practicable and
financially viable.

The original proposal was for 12 new dwellings which falls below the threshold for
a contribution so this policy does not apply. The proposed dwellings are very
modest and could be classed as falling into the affordable category.

Impact on the Amenities of Existing and Future Residents

UDP policy S10 says that new development should not cause residents to suffer
from any unacceptable living conditions.

Page 36



UDP policy H5 says that planning permission will be granted for the creation of
flats only where living conditions would be satisfactory for future occupants and
their immediate neighbours.

Core Strategy policy CS74 requires new development to contribute to attractive,
successful and sustainable neighbourhoods.

Representations have been submitted by people living near to the site expressing
strong concern that work on the new scheme has continued without planning
permission and resulted in a scheme which is over dominant, overbearing and
results in a significant loss of privacy. This is considered to be the single most
important issue with this application.

Standards that have been consistently used by this planning authority for many
years specify that between opposing windows associated with habitable rooms
there should be at least 21 metres and between habitable room windows and blank
walls there should be at least 12 metres. These standards are set out in the
adopted Supplementary Design Guidance (SPG) on Designing House Extensions.

In terms of distances between facing windows, the original application fell well
short of the standards set out in the SPG. There were a number of instances
which were examined in turn and the new scheme also needs to be set against the
same policy criteria.

108 Middlewood Road is located next to the application site to the north-west and
both floors of the facing elevation have windows which look towards the side
elevations of both buildings. There is a distance of 12 metres between 108 and the
end of the lower building on site. With regard to the lower building, there is a close
boarded fence along the end of the garden of no. 108 and this would restrict views
between the two buildings because of level differences. This arrangement would
not alter as part of this new application.

To the north-east of the building there is a former warehouse that is between two
and three storeys which has windows facing the application site. The elevations
are between 5 and 6.5 metres apart and the lower two floors are used as a gym
during the day time. In addition to these, the rear of no’s 111 to 117 Hawksley
Avenue face the application site with between 11 and 15 metres between the
offshots of existing houses and windows of the application site.

In terms of the approved scheme, the relationship of the proposal with the existing
gym was considered to be acceptable because at this point the proposed dwellings
would face a non-residential use. The balance between the proposal and the rear
of 111 to 117 Hawksley Avenue which is the critical relationship in the new scheme
was much more finely balanced with distances of 11 and 15 metres between the
windows of the proposal and existing offshots. Potential overlooking was resolved
by the use of opaque glass at first floor windows and the same treatment is used in
the new application.

The issue of the potential for the scheme having an overbearing impact on
neighbouring occupiers was also considered in the assessment for the previous
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application and it was concluded that, on balance, there would not be a significant
impact even with the increased eaves height of one metre. The new scheme
proposes an increase of 700mm above the height of the approved scheme where it
faces the gym and the houses on Hawksley Avenue. The relationship with the gym
would be acceptable because that building extends over three storeys and this
relationship would be very similar to the approval. The distances between the two
buildings range from 4 to 8 metres.

There is a sensitive relationship between the proposal and the rear of 113, 115 and
117 Hawksley Avenue. The building has been substantially built here including
walls and the roof and it is clear that the increase in eaves height over and above
that approved under the previous scheme has resulted in an overbearing impact on
the rear of these three houses. The rear of the houses and gardens face south-
west but the new building has resulted in a significant loss of light and the existing
houses and gardens being dominated by the proposal to an unacceptable level.

The issue is whether or not the retrospective proposal is overbearing to such a
degree to be contrary to policies S10 and CS74.

As well as matters of privacy and over-dominance, there is the issue of outlook
from habitable rooms of the proposal. In some cases, the outlook is limited to as
little as two or three metres to a fence or wall but is much better in other cases.
The outlook was accepted as part of the previous scheme and the location of
windows with an outlook has hardly altered with this new application so it is
acceptable.

There is also an issue of perceived overlooking because along the elevation at first
floor levels facing the rear of Hawksley Avenue are windows with opaque glass
which give a perception of being overlooked even though this would not actually be
the case.

To conclude this issue, it is considered that the combination of the increase in
eaves height by a further 700mm above the approved scheme and the introduction
of the opaque windows at first floor level does have an unacceptably dominant
impact on 111 to 117 Hawksley Avenue.

In terms of any mitigation, the only possibility would be to strengthen and increase
the boundary treatment at the end of the existing gardens. This could mitigate
against the perceived overlooking but would contribute little to relieving the
overbearing nature.

It is considered that elsewhere throughout the scheme, the impact of Building 2 as
amended is acceptable; the detrimental impact relates to the four houses on
Hawksley Avenue only.

Potential for Noise and Disturbance

UDP policy H14 and Core Strategy policy CS74 are relevant in assessing this

issue and both say that the amenities' of residents should not be harmed by new
development.
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The dwellings throughout the development would be potentially affected by traffic
noise, from nearby commercial uses and the gym on Hawksley Avenue.
Therefore, a suitable scheme of noise mitigation works should be included.

At the rear of 94 Middlewood Road is a fume extraction system associated with the
restaurant at this address. The potential for possible disturbance and dis-amenity
was addressed during the previous application and it was decided that this issue
should not constrain this housing development because any odour issues from a
faulty system should be tackled by way of nuisance action.

Highways, Access and Parking

UDP policy S10 says that new development in shopping areas should be well
served by transport facilities and provide safe access to the highways network and
appropriate off street parking and not endanger pedestrians.

Core Strategy policies CS51 and CS53 seek to prioritise transport including the
promotion of alternative means of travel to the car and manage the demand for
travel, respectively.

It was agreed with the earlier approved planning application that it was appropriate
for this to be a car free scheme given the sustainable location in Hillsborough
District Shopping Centre. It was also considered appropriate that cycle parking
should be provided.

Open Space

UDP policy H16 says that developers should either ensure that open space
facilities are provided on site or, alternatively, a commuted sum is paid which would
contribute to improvements of local open space. In this instance, a commuted sum
of £7,838.30 has been paid as part of the previous scheme.

Air Quality

Core Strategy policy CS66 seeks to protect air quality in all areas of the city with
particular focus on air corridors where residents are directly exposed to high levels
of pollution. This scheme would be car free so there would be no significant
worsening of air quality close to the site

Flood Risk and Drainage

Core Strategy CS67 deals with flood risk management and seeks to reduce the
risk of flooding.

The site lies in an area with the least likelihood of flooding according to the
Environment Agency and housing is acceptable on this site.

Surface water on the site would be absorbed in the garden area which would be
landscaped.
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Disabled Access

UDP policy H15 says that the design of new housing development should ensure
that there is ease of movement for people with disabilities and this is endorsed by
Core Strategy policy CS74

In addition, UDP policy H7 says that a proportion of new housing development
should be capable for use by people with disabilities.

There is an existing ramped access into the site from Middlewood Road and this
has been retained and improved to allow for access for people with disabilities to
gain entry into both buildings.

Three units would be allocated for mobility housing purposes which, complies with
the minimum requirement of 25%.

No car parking is provided as this can be classed as a car free scheme. Ideally, a
single disabled space should be provided but given the severe constraints in
parking on Middlewood Road it is not possible to include this.

Impact on Hillsborough Conservation Area

The site lies very close to the southern end of the Hillsborough Park Conservation
Area and UDP policy BE16 says that planning permission will only be given for
proposals which enhance or preserve the character and setting of Conservation
Areas (CA).

Core Strategy policy CS74 echoes this and says that new development should
respect the distinctive heritage of the city.

The long term use of the site has been secured and this is an improvement on the
vacant and neglected former buildings on the site and enhances the character and
setting of the CA.

RESPONSE TO REPRESENTATIONS

The residents who are most concerned about this retrospective application are
those living at 111 to 117 Hawksley Avenue and their concerns about loss of
privacy and the overbearing nature have already been considered in detail in this
report.

There are, however, a number of matters which require a response.

No off street car parking is required but the principle of this was agreed in the
earlier approval and is considered to be acceptable.

It is acknowledged that the stone wall at the front has been replaced by a brick wall

of similar proportions. The appearance of the new wall is acceptable and reflects
the red brick frequently used in the surrounding area.
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Concerns have been expressed about whether or not the foundations are strong
enough to support the additional structure. This is an issue which is outside
planning control, dealt with by Building Regulations.

SUMMARY AND RECOMMENDATION

This application seeks retrospective planning permission for an amended scheme
for Building 2, Building 1 being unaltered from the previous approval.

The overall design and appearance of Building 2 would be a considerable
improvement on the earlier approval but the single most important issue relates to
the increase in eaves height of 700 mm and the windows facing the rear of 111 to
117 Hawksley Avenue. The increase in height, although modest in itself, has
rendered the scheme unacceptably over-dominant contrary to UDP policy S10 and
Core Strategy policy CS74.

The scheme only has a detrimental impact on 111 to 117 Hawksley Avenue and is
considered to be acceptable elsewhere throughout the site. This means that the
increase in eaves height and new design is acceptable where it faces other
properties, namely the rear of properties on Middlewood Road and the gum on the
other side.

Some weight can be attached to the improved design but this is not enough to
render the scheme acceptable where it faces 111 to 117 Hawksley Avenue so
there is no other alternative, therefore, but to recommend this application for
refusal with enforcement action to reduce the eaves level of that part of the
development facing the rear of these four houses by 700mm which would be the
height of the earlier approved scheme.

Members should be aware that a new planning application will be required
because the proposal will be different to the earlier approved scheme.

ENFORCEMENT

Members are requested to authorise the Director of Development Services or Head
of Planning to take any appropriate action including if necessary enforcement
action and the institution of legal proceedings to secure the reduction of the eaves
height of Building 2 to the level approved under planning reference 14/02358/FUL.

The Head of Planning is designated to vary the action authorised in order to

achieve the objectives hereby confirmed, including taking action to resolve any
associated breaches of planning control.
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Case Number 15/02142/FUL (Formerly PP-04210826)
Application Type Full Planning Application

Proposal Hybrid planning application comprising full permission
for the erection of a 3,000 capacity indoor arena (Use
Class D2), provision of access points and car parking
and outline planning permission (with all matters
except access reserved) for the redevelopment of the
site to provide a mixed-use development (including
landscaping and infrastructure) comprising: up to 5,000
spectator outdoor stadium (Use Class D2) with
ancillary facilities including cafe (Use Class A3), gym
and changing facilities; a Hotel (Use Class C1) with up
to 100 bedrooms; Advanced Wellbeing Research
Centre (Use Class B1(b)) with up to 4,000 sgm
floorspace and up to 3,000 sgm ancillary office (Use
Class B1) floorspace and additional office building (Use
Class B1) with up to 7,000 sgm business floorspace
(Amended Environmental Statement received 12

February 2016)

Location Site Of Don Valley Stadium, Worksop Road, Sheffield,
S9 3TL

Date Received 11/06/2015

Team City Centre and East

Applicant/Agent Ove Arup And Partners

Recommendation  Grant Conditionally

Subject to:

Time limit for Commencement of Development

1. The development shall be begun not later than whichever is the later of the
following dates:- the expiration of two years from the final approval of the
reserved matters or, in the case of approval on different dates, the final
approval of the last such matter to be approved.

Reason: In order to comply with the requirements of the Town and Country
Planning Act.
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Application for approval in respect of any matter reserved by this permission
must be made not later than the expiration of three years from the date of
this decision.

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

The relevant phase of the development shall not be commenced unless and
until full particulars and plans thereof relating to the corresponding phase
have been submitted to the Local Planning Authority and planning approval
in respect thereof including details of (a) Appearance, (b) Landscaping, (c)
Layout and (d) Scale (matters reserved by this permission) shall have been
obtained from the Local Planning Authority.

Reason: Until full particulars and plans of the development (including details
of the matters hereby reserved) are submitted to and approved by the Local
Planning Authority they cannot agree to the development proceeding.

Approved/Refused Plan(s)

4.

The elements of this consent not reserved for future approval, namely the
car parking, including the associated sections of landscaping, and the Park
Community Arena shall be carried out in strict accordance with the following
approved plans received on 12 October 2015:-

- Elevation Plans Ref: ECS-BBA-Z0-ZZ-DR-A-03001

- Ground Floor Plan Ref: ECS-BBA-Z0O-00-DR-A-02001

- First Floor Plan Ref: ECS-BBA-Z0O-01-DR-A-02001

- Kerbs and Edges Plans Ref: ALA283L04PL1 - ALA283L05PL1 &
ALA283L06PL1

- Landscape General Arrangement Plans Ref: ALA283L01PL1 -
ALA283L02PL1 & ALA283L03PL1

Reason: In order to define the permission.

Pre Commencement Condition(s) — (‘true conditions precedent’ — see notes
for definition)

5.

No phase of development shall commence until details of the means of
ingress and egress for vehicles engaged in the construction of that phase
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.
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Before each phase of the development commences, a strategy to
control/mitigate dust and emissions from the associated construction phase
shall be submitted to and approved in writing by the Local Planning
Authority. This strategy should have regard to the Institute of Air Quality
Management (IAQM) document 'Guidance on the Assessment of Dust for
Demolition and Construction' (February 2014), and the London Councils'
Best Practice Guidance, November 2006, 'The Control of Dust and
Emissions from Construction and Demolition'. The construction phase(s)
shall be carried out in accordance with the approved strategy thereafter.

Reason: In order to help mitigate the effects of dust and construction traffic
during the construction phase it is essential that this condition is complied
with before the development commences.

Prior to any phase of the development commencing, unless it is agreed in
writing by the Local Planning Authority that it is not practical, a detailed
Employment and Training Strategy for that phase, designed to maximise
local opportunities for employment from the construction and operational
phase of development shall have been submitted to and approved in writing
by the Local Planning Authority.

The Strategy shall include a detailed implementation plan, with
arrangements to review and report back on progress achieved to the Local
Planning Authority. Thereafter the Strategy shall be implemented in
accordance with the approved details.

Reason: In the interests of maximising the economic and social benefits for
local communities from the proposed development.

No phase of the development shall commence until an updated Remediation
Strategy relating to that phase has been submitted to and agreed in writing
by the Local Planning Authority. These updated documents must include a
review of the approved wider remediation strategy for the Former Don Valley
Stadium Site as detailed within planning application 14/03508/RG3 (Title:
Geo-environmental Report Including Contamination Risk Assessment and
Remediation Strategy - Ref: DVH-ARP-XX-XX-RP-CG-00001, Issue 3 and
dated 08 December 2014) and take into consideration all earthworks,
remedial works and validation of such undertaken within the boundary of the
relevant phase.

The Report(s) shall be prepared in accordance with Contaminated Land
Report CLR11 (Environment Agency 2004) and Local Planning Authority
policies relating to validation of capping measures.

Reason: In order to ensure that any contamination of the land is properly
dealt with and the site is safe for the development to proceed, it is essential
that this condition is complied with before the development is commenced.

Before development of any relevant phase commences a report shall be
submitted to and approved in writing by the Local Planning Authority
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10.

11.

identifying the strategy for providing a minimum of 10% of the predicted
energy needs for that building from decentralised and renewable or low
carbon energy.

Any agreed renewable or low carbon energy equipment, connection to
decentralised or low carbon energy sources or additional energy efficiency
measures shall have been installed before any part of the relevant phase is
occupied and a post-installation report shall be submitted to and approved in
writing by the Local Planning Authority to demonstrate that the agreed
measures have been installed.

Thereafter the agreed equipment, connection or measures shall be retained
in use and maintained for the lifetime of that phase of the development,
unless otherwise agreed in writing by the Local Planning Authority.

Reason: In order to ensure that new development makes energy savings in
the interests of mitigating the effects of climate change, in accordance with
Sheffield Development Framework Core Strategy Policy CS65 it is essential
that this condition is complied with before the development commences.

No phase of the development shall commence until details of the
implementation, adoption, maintenance and management of the sustainable
drainage system relating to that phase have been submitted to and
approved in writing by the Local Planning Authority.

Those details shall include a timetable for implementation, and a
management and maintenance plan for the lifetime of the
development/phase, which shall include the arrangements for adoption by
any public body or statutory undertaker, or any other arrangements to
secure the effective operation of the sustainable drainage system
throughout its lifetime.

The approved system(s) shall be implemented and thereafter managed and
maintained in accordance with the approved details.

Reason: In the interests of sustainable development and given that
drainage works are one of the first elements of site infrastructure that must
be installed it is essential that this condition is complied with before the
development commences in order to ensure that the proposed drainage
system will be fit for purpose.

The surface water discharge from each phase of development shall be
subject to a reduction of at least 30% compared to the existing peak flow.
This should be achieved by sustainable drainage methods where feasible.
Should the design not include sustainable methods, evidence is to be
provided to show why sustainable drainage methods are not feasible for that
phase of the development.

In the event that the existing discharge arrangements are not known, or if
the site currently discharges to a different outlet, then a discharge rate of 5
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12.

litres per second per hectare (or 5 litres per second in total if less than 1
hectare) should be demonstrated. The detailed proposals for surface water
disposal relating to the relevant phase, including calculations to demonstrate
the reduction, must be submitted to and approved by the Local Planning
Authority prior to the commencement of the corresponding phase.

Thereafter, the development/phase of development shall be completed in
accordance with the above details.

Reason: In the interests of sustainable development and given that drainage
works are one of the first elements of site infrastructure that must be
installed it is essential that this condition is complied with before the
development commences in order to ensure that the proposed drainage
system will be fit for purpose.

Prior to commencement of any development details of the means by which
the water mains located within the site shall be protected (including
timeframes for carrying out the relevant works) shall be submitted to and
approved in writing by the Local Planning Authority. If the protective
measures are to be achieved via diversion or closure of the water mains,
evidence shall be submitted to the Local Planning Authority that the
diversion or closure has been agreed with the relevant statutory undertaker.
The development shall proceed in accordance with these agreed details
thereafter.

Reason: In order to protect the public water supply it is essential that this
condition is complied with before the development commences

Other Pre-Commencement, Pre-Occupancy and other Stage of Development
Condition(s)

13.

Within three months of any development commencing on site improvements
(which expression shall include traffic control, pedestrian and cycle safety
measures) to the highway as listed below shall have either:-

a) been carried out; or

b) details shall have been submitted to and approved in writing by the
Local Planning Authority of arrangements which have been entered
into which will secure that such improvement works will be carried out
before any part of the development is brought into use.

Highway Improvements:-

Mitigation to reduce the negative effects of the development on:-

1. Attercliffe Road / Worksop Road - Introduction of a southbound
approach lane to the northern arm of the junction and continue lane
southbound. Widening of the Worksop Road approach to the junction

(removal of build out) to separate left-turn and right-turn flows at the
stop line.
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14.

15.

16.

17.

2. Brightside Lane / Hawke Street - Adjust signal timings to increase
green time on westbound approach.

3. Brightside Lane / Weedon Street - Implementation of a yellow
junction box to prevent blocking in the junction.
4. Meadowhall Lane / Meadowhall Way - Coordinate signal times to

introduce a "green wave" along Meadowhall Way.

Reason: To enable the above-mentioned highways to accommodate the
increase in traffic, which, in the opinion of the Local Planning Authority, will
be generated by the development.

Prior to the improvement works indicated in the preceding condition being
carried out, full details of these improvement works shall have been
submitted to and approved in writing by the Local Planning Authority.

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

Within six months of any development commencing a suitable scheme to
mitigate the impact of the development on Junction 34 of the M1 Motorway
shall have been submitted to and agreed in writing with the Local Planning
Authority (after consultation with Highways England). The approved
scheme, which shall include timeframes for implementation, shall be carried
out in accordance with the agreed details and timeframe(s) thereafter.

Reason: To enable the above-mentioned highways to accommodate the
increase in traffic and in the interests of highway safety.

Before any building is occupied full details of proposals for the inclusion of
public art within the application site, including a timetable for delivery, shall
have been submitted to and approved in writing by the Local Planning
Authority. These proposals shall include the reuse of the existing 'Flame'
associated with the World Student Games. The public art proposals shall
then be implemented in accordance with the agreed details.

Reason: In order to satisfy the requirements of Policy BE12 of the Unitary
Development Plan and to ensure that the quality of the built environment is
enhanced.

Unless alternative timeframes are agreed in writing with the Local Planning
Authority, no relevant phase of the development shall be occupied unless a
validation report prepared by an accredited expert in the relevant field has
been submitted to and approved in writing by the Local Planning Authority
showing that the corresponding building has achieved a BREEAM rating of
Very Good. The measures incorporated to achieve this rating shall
thereafter remain in place and operational for the lifetime of that phase of
the development.

Reason: In order to ensure that new development makes energy savings in
the interests of mitigating the effects of climate change.
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18.

19.

20.

21.

Within three months of any relevant phase of development commencing a
scheme for the installation of equipment to control the emission of fumes
and odours from kitchens associated with that phase (as relevant) shall be
submitted for written approval by the Local Planning Authority. These
details shall include:-

a) Plans showing the location of the fume extract including a low
resistance cowl.

b) Acoustic emissions data.

c) Details of any filters or other odour abatement equipment.

d) Details of the systems required cleaning and maintenance schedule.

The relevant kitchen shall not be used until the approved equipment has
been installed and is fully operational. It shall thereafter be operated,
retained and maintained in accordance with the approved details.

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

Upon completion of any measures identified in the approved Remediation
Strategies, or any approved revised Remediation Strategies, a Validation
Report relating to the relevant phase shall be submitted to the Local
Planning Authority. The relevant phase shall not be brought into use until
the associated Validation Report has been approved in writing by the Local
Planning Authority. The Validation Report(s) shall be prepared in
accordance with Contaminated Land Report CLR11 (Environment Agency
2004) and Sheffield City Council policies relating to validation of capping
measures and validation of gas protection measures.

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

No externally mounted plant or equipment, including rooftop plant, shall be
fitted to any building within the development unless full details thereof have
first been submitted to and approved in writing by the Local Planning
Authority, and once installed such plant or equipment should not be altered.

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

Within six months of any phase of development commencing a waste
management plan associated with that phase, including measure to promote
recycling, shall have been submitted to and approved in writing by the Local
Planning Authority. The approved plan shall be implemented in accordance
with the approved details thereafter.

Reason: In the interest of the general amenity of site users and in order to
ensure the promotion of a sustainable development.
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22.

23.

24.

Before the sports pitch is brought into use a completed Community Use
Agreement shall have been submitted to and approved in writing by the
Local Planning Authority. This Agreement shall include details of pricing
policy, hours of use, management responsibilities and include a mechanism
for review. The pitch shall be operated in accordance with this agreement
thereafter, or any subsequent changes agreed in writing by the Local
Planning Authority.

Reason: To ensure suitable access and provision to facilities is secured for
wider community benefit.

Before any building approved by this permission is occupied full details of
the (replacement) playing field and associated sports facilities shall have
been submitted to and approved in writing by the Local Planning Authority
(after consultation with Sport England). The details shall include a timeframe
for delivery and should ensure that the works on the playing field and
associated sports facilities in no way effect the ability to play sport to the
same standards as previously existed, or that the playing field and
associated sports facilities are replaced like for like or better. The
development hereby permitted shall not be carried out other than in
accordance with these approved details, including the agreed timeframes for
delivery.

Reason: To ensure the satisfactory quantity, quality and accessibility of
compensatory provision of sports facilities which secures a continuity of use.

Large scale details associated with the Park Community Arena, including
materials and finishes, at a minimum scale of 1:20 of the items listed below
shall be approved in writing by the Local Planning Authority before that part
of the development commences:-

a) Junctions between cladding materials, which shall include glazing.

b) Windows.

c) Window reveals.

d) Doors, including plant room doors.
e) Eaves and verges.

f) External wall construction.

Q) Cladding patterns.
h) Canopies.

i) Soffits.

j) Perforated Metal Panels.
k) Rainwater Goods.

) Louvres.

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

Reason: In order to ensure an appropriate quality of development.
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25.

26.

27.

28.

29.

Sample panels of proposed masonry and cladding associated with any
relevant phase shall be erected on the site and shall (as appropriate)
illustrate the colour, texture, bedding and bonding and mortar finish to be
used. The sample panel(s) shall be approved in writing by the Local
Planning Authority prior to the commencement of the relevant phase and
shall be retained for verification purposes until the completion of that phase.

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

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

Reason: In order to ensure an appropriate quality of development.
Within six months of any development commencing details of the following

shall have been submitted to and approved in writing by the Local Planning
Authority:-

1. Locations and signage for five car parking spaces dedicated to low
emissions vehicles.
2. Locations, technical details and signage for two rapid electric

charging points for electric vehicles.

The agreed measures shall have been provided before any building is
occupied and thereafter retained.

Reason: In order to promote the development of clean technologies and to
mitigate the air quality impact of the development.

Within three months of any phase of the development commencing full
details of the cycle parking accommodation associated with that phase,
including stands and shelters (as relevant) shall have been submitted to and
approved in writing by the Local Planning Authority. Before first occupation
of the relevant phase the approved details shall be in place and thereafter
such cycle parking accommodation shall be retained.

Reason: In the interests of delivering sustainable forms of transport.

Prior to the occupation of any phase of the development, a detailed Travel
Plan(s) associated with that phase, designed to: reduce the need for and
impact of motor vehicles, including fleet operations; increase site
accessibility; and to facilitate and encourage alternative travel modes, shall
have been submitted to and approved in writing by the Local Planning
Authority.
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30.

31.

32.

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 (as relevant):-

1. Clear and unambiguous objectives and modal split targets.

2. An implementation programme, 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 of the relevant phase, 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 the Transport Policies in the adopted Unitary Development
Plan for Sheffield (and/or Core Strategy).

Within three months of any development commencing on site details shall
have been submitted to and approved in writing by the Local Planning
Authority of arrangements which have been entered into which will secure
the reconstruction of the footways adjoining the site. These details shall
include a timeframe for implementation and detailed materials specification.
The development shall then be carried out in accordance with the approved
details.

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

Within six months of any development commencing a car park management
strategy for the site shall have been submitted to and approved in writing by
the Local Planning Authority. The site must be operated in accordance with
this strategy thereafter, or any agreed revisions. Such revisions must
receive the written approval of the Local Planning Authority.

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

Notwithstanding the hereby approved plans, before any development
commences on site revised details of planting, materials and landscape
features associated with the landscaping and car parking areas shall have
been submitted to and approved in writing by the Local Planning Authority.
The development shall be carried out in accordance with those details
thereafter.
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33.

34.

35.

36.

37.

38.

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

Within three months of the development of any phase commencing details
of bird and bat boxes, including locations on the relevant phase, shall have
been submitted to and approved in writing by the Local Planning Authority.
The relevant phase shall be carried out in accordance with these details
thereafter.

Reason: In the interests of ecology.

No building shall be occupied unless all redundant accesses have been
permanently stopped up and reinstated to kerb and footway and means of
vehicular access shall be restricted solely to those access points indicated in
the approved plans.

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

No building shall be occupied unless provision has been made within the
site for accommodation of delivery/service vehicles in accordance with the
approved plans. Thereafter, all such areas shall be retained free of all
obstructions, including the storage, display and depositing of materials,
packaging or other objects so that these areas are fully available for the
parking, turning and manoeuvring of delivery/service vehicles.

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

No building approved by the permission shall be occupied unless the car
parking accommodation as shown on the approved plans has been provided
in accordance with those plans.

Once in place the car parking shall be retained and used for the sole
purpose intended thereafter.

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

Before first occupation of any relevant building, full details of real time
information facilities to be provided within the corresponding building shall
have been submitted to and agreed in writing by the Local Planning
Authority. The agreed details shall be in place before the use of the relevant
building commences and retained in full working order thereafter.

Reason: To promote the use of public transport.
Within six months of any development commencing details of the following
measures, including timeframes for implementation, shall have been

submitted to and approved in writing by the Local Planning Authority:-

1. Details of improvements to the Arena Tram Stop, including new
shelters, litter prevention measures and new signage.
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39.

2. Details of wayfinding signage within the site boundary to direct site
users to surrounding tram stops.
3. New pedestrian crossing at Coleridge Road.

The agreed measures shall be provided in accordance with the agreed
details and timeframes thereafter.

Reason: In the interests of promoting sustainable forms of transport and to
ensure the relevant infrastructure can accommodate the increased demand
generated by this development.

At all times that construction work is being carried out for the relevant phase
of development, equipment shall be provided to the satisfaction of the Local
Planning Authority for the effective cleaning of the wheels and bodies of
vehicles leaving the site so as to prevent the depositing of mud and waste
on the highway. Before the corresponding phase of the development is
commenced full details of such equipment shall have been submitted to and
approved in writing by the Local Planning Authority. When the above-
mentioned equipment has been provided thereafter such equipment shall be
used for the sole purpose intended in all instances and be properly
maintained.

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

Other Compliance Conditions

40.

41.

42.

No building or other obstruction including landscape features or changes in
ground level shall be located over or within:-

a) 4 metres either side of the centre lines (i.e. protected strip widths of 8
metres per sewer) of the 300mm and 375mm sewers that traverse
the site.

b) 5 metres either side of the centre lines (i.e. a protected strip width of
10 metres) of the 1150mm overflow pipe that traverses the site.

C) 6 metres either side of the centre lines (i.e. a protected strip width of
12 metres per sewer) of the 975 sewer that traverses the site.

Reason: In order to allow sufficient access for maintenance and repair work
at all times.

With the exception of car parking and minor drainage works, no
development shall take place within 8 horizontal metres of the Kirkbridge
Dyke culvert.

Reason: To ensure the structural integrity and ability to maintain the existing
culvert thereby reducing the risk of flooding.

There shall be no gates or barriers erected at any of the means of access to
the site.
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43.

44.

45.

Reason: To ensure access is available at all times and in the interests of
highway safety.

Each phase of development shall be carried out in accordance with the
relevant remedial measures associated with that phase and detailed within
the 'Treatment of Mineworkings Supplementary Report' dated April 2015
and prepared by Arup.

Reason: To ensure the safe redevelopment of the site.

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

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

The principle use of the building associated with Plot 2, as identified on the
Strategic Masterplan Red Line Boundary drawing received on 14 December
2015 and scanned on 15 December 2015 (Ref: 14-141-01000-D12), shall at
all times remain within Use Class B1(b) (Business: Research and
Development) of the Town and Country Planning (Uses Classes) Order,
1987, as amended.

Reason: In order to define the permission and limit the impact of the
development on existing centres.

Attention is Drawn to the Following Directives:

1.

The applicant is advised that any trees, shrubs and other foliage that are
planned to be planted along the perimeter fence neighbouring the tramway
need to be managed so that they do not obscure sight lines or come within
2.75 metres of the overhead line equipment.

The applicant is advised that any changes to the Arena Tram Stop name
would have to be approved by both Supertram and the South Yorkshire
Passenger Transport Executive, with funding for such changes to be met
entirely by the developer. As the Arena is a key destination this would need
to be retained in any subsequent name.

The applicant is advised that vehicle access needs to be maintained to the
Arena Tram Stop at all times during and after the work as this is the primary

Page 54



means of access in emergencies when major events are taking place at the
Arena or Don Valley Bowl.

Where any work is required to be undertaken within 6 metres of the tram
tracks or on the tramway side of the perimeter fence then the developer
should work in accordance with the 'Stagecoach Supertram Code of
Practice for Working On or Near the Tramway' which is available on
request.

This requires that all work is discussed with a Stagecoach Supertram
representative and that method statements are agreed to ensure the safety
of the tramway, members of the public and construction staff. Where any
work is within 2.75m of the overhead line equipment an isolation will be
required this needs to be agreed with Stagecoach Supertram at the earliest
opportunity, isolations will be charged at the rate current at the time of work.

As the proposed development is located near to the track and wires of the
South Yorkshire Supertram you are advised to contact South Yorkshire
Supertram Limited at 11 Arundel Gate, Sheffield , S1 2PN, (Telephone
Sheffield (0114) 2728282) to establish whether or not the system is affected.

The applicant is advised that an Armco (or similar) barrier should be located
in positions where vehicles may be in a position to drive into or roll onto the
railway or damage the lineside fencing. Network Rail's existing fencing / wall
must not be removed or damaged. Given the considerable number of
vehicle movements likely provision should be made at each turning
area/roadway/car parking area adjacent to the railway.

The applicant is advised that security of the railway boundary will need to be
maintained at all times. If any works require temporary or permanent
alterations to the mutual boundary the applicant must contact Network Rail's
Asset Protection Project Manager.

The applicant is advised that all operations, including the use of cranes or
other mechanical plant working adjacent to Network Rail's property, must at
all times be carried out in a "fail safe" manner such that in the event of
mishandling, collapse or failure, no materials or plant are capable of falling
within 3.0m of the nearest rail of the adjacent railway line, or where the
railway is electrified, within 3.0m of overhead electrical equipment or
supports.

The applicant is advised that once planning permission has been granted
and at least six weeks prior to works commencing on site the Asset
Protection Project Manager (OPE) MUST be contacted, contact details as
below. The OPE will require to see any method statements/drawings
relating to any excavation, drainage, demolition, lighting and building work
or any works to be carried out on site that may affect the safety, operation,
integrity and access to the railway.
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10.

11.

12.

13.

Asset Protection Project Manager
Network Rail (London North Eastern)
Floor 2A

George Stephenson House

Toft Green

York

Y01 6JT

Email: assetprotectionlneem@networkrail.co.uk

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

Before the development is commenced, a dilapidation survey of the
highways adjoining the site shall be jointly undertaken with the Council and
the results of which agreed in writing with the Local Planning Authority. Any
deterioration in the condition of the highway attributable to the construction
works shall be rectified in accordance with a scheme of work to be agreed
with the Local Planning Authority.

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

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:-
Sheffield City Council

2-10 Carbrook Hall Road
Sheffield

S9 2DB

For the attention of Mr P Vickers

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.
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14.

15.

16.

17.

18.

19.

20.

21.

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

You should apply for a consent to: -

Highways Adoption Group
Development Services
Sheffield City Council

Howden House, 1 Union Street
Sheffield

S12SH

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

The applicant is advised that any future development set on the school side
of the pitch should be designed to allow a direct visual connection from the
school playground onto the pitch.

The applicant is advised that details of the external appearance and
scale/massing of future phases shall be carried out in substantial
accordance with the relevant site briefs and urban design principles set out
in the Design Guide prepared by Bond Bryan and within the accompanying
illustrative drawings received on 14 December 2015 and scanned on 15
December 2015.

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.

The applicant is advised that the area around the Arena Tram Stop has
been designed to manage crowds during events. Therefore any changes to
the area and paths surrounding need to take this into account to ensure that
the handling of crowds during events at the Arena and the Olympic Legacy
Park is carried out effectively and safely.

The applicant is advised that any future phases should, when practical, be
designed to incorporate Green/Brown Roofs.

The applicant is advised that low emissions vehicles are those classed as
electric, hybrid, gas/bio-methane and liquefied petroleum gas (LPG) cars.

The applicant is advised that under the terms of the Water Resources Act

1991, and the Yorkshire Land Drainage Byelaws, prior written consent of the
Environment Agency is required for any proposed works or structures, in,
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22.

23.

24.

under, over or within 8 metres of the top of the bank of Kirkbridge Dike,
which is designated a 'main river'.

The applicant is advised to contact Alan Daines of the Canal & River Trust
(0113 200 5713) in order to ensure that any necessary consents are
obtained and that the works comply with the Canal & River Trust "Code of
Practice for Works affecting the Canal & River Trust".

You are advised that the hotel element of the development is liable for the
Community Infrastructure Levy (CIL) charge. The relevant reserved matters
application must therefore be accompanied by a CIL Additional Information
Requirement Form.

The applicant is advised that details of the external appearance and
scale/massing of future phases shall be carried out in substantial
accordance with the relevant site briefs and urban design principles set out
in the Design Guide prepared by Bond Bryan and within the accompanying
illustrative drawings received on 14 December 2015 and scanned on 15
December 2015.
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Site Location

© Crown copyright and database rights 2013 Ordnance Survey 10018816
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INTRODUCTION

This application relates to land associated with the former Don Valley Stadium site,
including an area of open space set to the immediate north of the former stadium.
As a whole the redeveloped site is known as the Olympic Legacy Park (OLP) and
will be referred to as such in the following assessment.

The vision for the OLP development is one that brings together a unique mix of
connected facilities encompassing education, research and development,
community health and fitness and professional sport with particular focus on the
Health and Wellbeing agenda.

The current site is in various stages of redevelopment and this is summarised as
follows:

- The land associated with this application is currently cleared and has
recently been re-profiled to facilitate future development. Final levels
associated with these works are as approved under planning application
reference (15/01953/FUL).

- Two further plots associated with the OLP development, but which are set
outside of this application redline boundary, have recently gained planning
permission. These plots came forward ahead of this main application owing
to funding and delivery pressures.

- The first scheme is now complete and provides a new school (Oasis
Academy) for 1200 children between the ages of 2 and 16 (see
14/01548/RG3). The Oasis Academy has 80 members of staff and a
frontage along Worksop Road and Leeds Road of approximately 200
metres.

- The second scheme is currently under construction and will be Sheffield’'s
second University Technical College (UTC). The concept is to provide a
more vocationally focused education for students aged between 14 and 18
years of age.

- This particular facility will specialise in human science, sport and digital
technologies. This UTC will have 600 pupils and 56 full time equivalent
members of staff (see 15/02570/FUL).

PROPOSAL

The proposal is for a hybrid planning application that is seeking both detailed and
outline planning permission for various elements of the scheme.

- Detailed permission is sought for a new indoor sports/basketball arena (Use

Class D2: Assembly and Leisure) that will house the Sheffield Sharks
Basketball Team.
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It is also anticipated that this facility will be available for use by the general public
and other users within the OLP site. At maximum capacity this facility would
accommodate 3000 people.

- Detailed permission is also sought for elements of the infrastructure, most
notably the three car parks, that combined will provide 394 car parking
spaces, including 37 accessible spaces.

The largest car park is accessed from Worksop Road and set to the south-east of
the site. This car park surrounds the new sports arena and provides 298 spaces.

The two smaller car parks are accessed via Leeds Road to the south-west and Fell
Road to the north-west. These will provide 37 and 59 spaces respectively.

- Outline planning permission for a new 4G sports pitch and an associated
community stadium with a maximum capacity of 5000.

This stadium would include a main stand, most likely on the southern side of the
pitch, which could provide facilities such as a hotel and café. It is anticipated that
the stand would provide 6,300 square metres (sqm) of floor space and would be no
more than four storeys in height.

- Outline planning permission is sought for a new office building (Use Class
B1a) that would be set to the west of the site with frontages onto both
Attercliffe Common and Fell Road.

It is anticipated that the office building would provide 7,000 sgm of floor space and
would be no more than six storeys in height.

- Outline planning permission is sought for a new Advanced Wellbeing
Research Centre (known as AWRC) (Use Class B1b) with ancillary office
space.

This building would be associated with Sheffield Hallam University, is set to the
west of the site, and would have a maximum height of six storeys. It is anticipated
that the AWRC building would provide 4,000 sgm of floor space for the research
function and 3,000 sgm of ancillary office space.

The concept behind this facility is to research new sports technologies related to
areas such as community health programmes, education and professional sports.

- Outline planning permission is also sought for the associated infrastructure,
including new public realm, landscaped works to the open space set to the
north and a new pedestrian crossing on Colleridge Road.

Pedestrians will be able to access the site from a number of points on surrounding

highways, with the key pedestrian accesses proposed from Worksop Road and
Attercliffe Common.
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Cyclists will be able to access the site via the existing links from both Coleridge
Road and Worksop Road and the scheme includes a shared cycle/footpath
between both points.

It is noted that this is an Environmental Impact Assessment development and it has
therefore been accompanied by an Environmental Statement (including a revised
Environmental Statement dated 12 February 2016).

LOCATION

The application site extends to approximately 8.9 hectares and is located 1.2 miles
south-east of junction 34S of the M1 motorway. The site sits adjacent to the A6178
(Sheffield Road/Attercliffe Common), which is a main arterial route from the
motorway into the City Centre. At its nearest point the site is approximately one
mile south-east from Meadowhall Shopping Centre.

The English Institute of Sport sits adjacent to the north-west boundary and venues
including ICE Sheffield and The Motorpoint Arena are set in fairly close proximity to
the north.

The Sheffield Supertram line, a network rail line and the Sheffield and Tinsley
Canal adjoin the eastern boundary, beyond which are various
commercial/industrial uses. Commercial/industrial uses are also set across
Attercliffe Common (A6178) to the north-west.

The southern boundary of the site is defined by Worksop Road and Leeds Road
and beyond sits an Area of Special Character, which takes in the Attercliffe Local
Shopping Centre.

Although the development is not in proximity to affect their setting, there are
several listed buildings in the vicinity. These include the Grade Il Listed Adelphi
Hotel, which is set across Attercliffe Road, and the Grade Il Listed Britannia Public
House, located on the opposite side of Worksop Road to the south.

The site is surrounded by excellent public transport links, which includes the
Sheffield Supertram to the immediate east, and frequent bus services along
Worksop Road and Attercliffe Road. These links are set to be strengthened further
as the Bus Rapid Transport System (BRT) is currently being introduced along the
A6178 (Sheffield Road/Attercliffe Common).

The entire application site is located within a designated Open Space Area as
defined by the adopted Sheffield Unitary Development Plan (UDP). In addition a
large part of the southern section of the site is within a Coal Mining Referral Area.
RELEVANT PLANNING HISTORY

Prior Notification to demolish the stadium, which included grandstands, terraces,

concourses, hardstandings, ancillary buildings and structures, was granted in 2013
under planning reference 13/02597/DPNRG3.
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An application to re-profile the cleared site was most recently approved under
planning reference 15/01953/FUL in December 2015.

An application to erect a new school on a section of the site was approved in July
2014 under planning reference 14/01548/RG3. This facility is now operational.

An application to erect a new University Technical College on a section of the site
was approved in September 2015 under planning reference 15/02570/FUL.
Development is currently underway.

SUMMARY OF REPRESENTATIONS
Sport England

Sport England’s comments highlight that the scheme is proposing to replace a
statutory playing pitch and that one of their exception criteria must be met for this
to be considered as acceptable.

Owing to the proposed replacement pitch, as well as the provision of the new
indoor basketball arena, Sport England consider that the proposal would comply
with Section E5 of their exception criteria, as the proposed development will
provide sports facilities of sufficient benefit to outweigh the detriment caused by the
loss of the original playing field.

A suitable condition will be imposed to ensure Sport England is fully involved with
the design of the relevant sports provision as the scheme progresses.

Basketball England

Basketball England supports the plans to develop an indoor sports arena
containing 3 basketball courts. They state that this new facility would see extensive
use by the Sheffield Sharks Basketball Club, as well as significant community use,
including use from other sports.

Canal and River Trust

The Canal and River Trust note that the application site is set well back from the
canal and separated by the Sheffield Supertram and a Network Rail line. There is
also a considerable landscape strip of land along the canal that acts as a visual
screen to the transport networks and the application site. As such, the visual
impacts on the canal are mitigated by these features.

The Trust note that the applicant has made no reference in the submission to the
use of the canal as a sustainable transport option and this should be addressed. It
is also recommended that a Section 106 Agreement is signed by the applicant to
provide funds in order to improve both the towpath and the visitor moorings in
order to help promote this mode of travel.
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South Yorkshire Passenger Transport Executive (SYPTE)

SYPTE welcome the new development and comment on the excellent accessibility
to existing local centres and existing public transport services, which includes
being within walking distance of the Sheffield Supertram and the high frequency
Bus Rapid Transport route.

SYPTE have recommended infrastructure improvements, including upgrades to the
neighbouring tram stops, way finding signage within the development and real time
information screens within individual buildings.

Natural England

Natural England has responded to confirm they have no comments to make
regarding this application.

Highways England
Several responses have been received from Highways England during the course
of this application requesting additional information associated with the Transport

Assessment (TA) and Travel Plan (TP).

As a result Highways England had issued a holding response requesting no
decision be made on the application until outstanding matters have been resolved.

The applicant issued the final versions of the TA & TP on 12 February 2016 and
Highways England are now satisfied that these documents suitably characterise
the increased traffic flows through Junction 34 as a direct result of the
development.

Highways England do not however concur with the applicant’s assertion that the
associated impact is minor and therefore feel that some mitigation works will be
required to address the peak hour effects on the junction.

Following the agreement of Highways England to a suitably worded condition to
agree and secure these mitigation works going forward the holding objection has
now been removed.

Environment Agency (EA)

The EA have assessed the submitted Flood Risk Assessment and are satisfied
that this document considers the risk of flooding and proposes suitable mitigation.

This mitigation includes retaining an appropriate easement in respect of the
Kirkbridge Dyke culvert that runs across the site and restricting discharge rates.

Local Representations

None received.
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PUBLIC CONSULTATION
The application was originally advertised by way of:

- Neighbour consultation letters, which were sent to 73 addresses
surrounding the site.

- 5 site notices displayed on highways surrounding the site.

- A notice published in the Sheffield Telegraph on 25 June 2015.

Following the provision of a revised Environmental Statement on 12 February 2016
a further round of public consultation was carried out. This once again involved
sending neighbour letters, posting new site notices and advertising in the Sheffield
Telegraph.

In addition to the above, there has been ongoing public consultation carried out by
the applicant at the various stages of the pre-submission process, which has been
detailed within the submitted Statement of Community Involvement. Two of these
consultation events have involved members of the general public.

The first was a stakeholder and public consultation event held in the Adsetts
Building of Sheffield Hallam University on the 10th November 2014 to present the
overall plan. This event was attended by over 90 people.

A second event was attended by approximately 50 stakeholders and members of
the general public. This event was held at the English Institute of Sports on 12th
March 2015 and was widely published, including within the Sheffield Star and
Sheffield Telegraph.

The general feedback was positive and the applicant has provided a list of written
questions from attendees and provided a response to these within the Statement of
Community Involvement.

PLANNING ASSESSMENT

National Planning Policy Framework

The National Planning Policy Framework (NPPF) sets out the Government’s
planning policies for England and how these are expected to be applied. The key
principle of the NPPF is the pursuit of sustainable development, which involves
seeking positive improvements in the quality of the built, natural and historic
environment, as well as in people’s quality of life. The following assessment will
have due regard to these overarching principles.

Land Use

Greenfield/Brownfield

As the section of the application site that housed the former car park, forecourt and
stadium is viewed as previously developed, it is classed as brownfield land. The
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remaining formally undeveloped sections to the north would be classed as
greenfield.

One of the Core Planning Principles of the NPPF is the encouragement of the
effective use of land by reusing land that has been previously developed
(brownfield land).

Policy CS2 (Business and Industrial Development on Brownfield and Greenfield
Land) within the Sheffield Development Framework Core Strategy (CS) identifies
brownfield/previously developed land as being the priority for business and
industrial development.

In this respect the proposed built form is focused solely on the previously
developed area, which is classed as brownfield. The greenfield land will remain
undeveloped.

The proposal is therefore in accordance with the aforementioned polices.
Replacement Sports Provision / Loss of Open Space

The proposals involve the loss of the existing sports provision associated with the
former Don Valley Stadium. As these facilities did provide formal open space
functions for the catchment and wider city, several national and local policies need
further consideration.

The NPPF states that access to high quality open spaces and opportunities for
sport and recreation can make an important contribution to the health and well-
being of communities. Existing open space, sports and recreational buildings and
land, including playing fields, should not be built on unless:

1. An assessment has been undertaken which has clearly shown the open
space, buildings or land to be surplus to requirements; or

2. The loss resulting from the proposed development would be replaced by
equivalent or better provision in terms of quantity and quality in a suitable
location; or

3. The development is for alternative sports and recreational provision, the

need for which clearly outweighs the loss.

Policy CS47 (Safeguarding Open Space) within the CS sets out the parameters for
which losing open space would be considered acceptable and in this regard
section a) states that the loss of existing open space would not be permitted if it
would result in a quantitative shortage of the relevant type of open space. In
addition, section b) states that the loss of open space would not be supported if
that open space is of a high quality.

In relation to the NPPF criteria, point two is the pertinent consideration, as the
proposal is to replace the lost provision.
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Sport England have offered consideration to the proposed replacement facilities,
those being the new full size Astroturf pitch and indoor sports arena, and have
confirmed this offer represents equivalent or better provision in terms of quantity
and quality in comparison to the original provision.

A suitable condition will be imposed to ensure Sport England is fully involved with
the design of the relevant sports provision as the scheme progresses.

In relation to Policy CS47, as formal open space in the area is already
underprovided and Don Valley Stadium was deemed to be a high quality facility,
the proposal contravenes sections a) & b) of Policy CS47.

Aside from the quality of the replacement facilities already identified, it is also noted
that Woodburn Road Stadium also provides similar functions, including an athletics
running track, to those found at the former Don Valley Stadium and is situated in
the same catchment. These facilities were recently upgraded to coincide with the
closure of Don Valley Stadium.

In light of the above the proposals are considered to comply with the spirit of the
NPPF and CS47.

Sport/Employment

Policy CS14 (Citywide Distribution of Shopping and Leisure Development) within
the CS promotes a sequential approach to the location of leisure developments
that have a city-wide or regional catchment.

Policy CS15 (Locations for Large Leisure and Cultural Developments) within the
CS states that development of leisure and cultural facilities that serve the city and
wider region will be located in, or at the edge of, the City Centre where possible.

Policy CS21 (The Boulevard of Sport) within the CS is relevant and this policy
promotes the development of sports related leisure uses around the Don Valley
Site. CS21 states that large-scale leisure uses, if they cannot be located in the City
Centre will be located here.

In this instance the PCA and community stadium would be classed as large leisure
developments with a sub-regional catchment and, owing to the significant
nature/size of the development site, it would not be possible to locate these within
the existing city centre.

In relation to CS21 several of the other uses are not providing sports, or associated
leisure activity. However, as with the Oasis Academy and the University Technical
College, there is an opportunity for the new non-sport related uses to establish
strong links with existing sports facilities close by, and take advantage of the new
facilities that will come forward.

For example, the AWRC building will specialise in the research of new sports
technologies and the new hotel will cater for athletes and visitors to the site.

Page 67



Therefore when taken as a whole the proposals sit comfortably within the spirit of
Policy CS21.

Policy CS5 within the CS is also relevant. CS5 identifies the Lower Don Valley as a
key strategic employment location for Manufacturing, Distribution and Warehousing
and other Non-office Businesses. Non-office businesses include research and
development facilities (Use Class B1b), which relates to the AWRC.

It is also noted that the draft City Policies and Sites document proposed a General
Employment Area for much of the site, where a range of employment uses would
be appropriate and no particular uses need be dominant. Although this document
has very limited weight the proposals are a reflection of these aspirations.

Offices and the Sequential Approach

Policy CS3 (Locations for Office Development) within the CS promotes the location
of B1(a) office development in targeted areas. A key principle is to ensure the
majority (65%) of offices are located in the City Centre, or at its edge.

Currently only around 61% of new office development is expected to take place in
the City Centre or its edge, and the application site is not identified as one of the
other preferred office locations.

The proposed new office building (up to 7000 sgm of floor space) and the B1(a)
office space associated with the AWRC (up to 3000 square metres) would not
therefore accord with Policy CS3.

As B1(a) office space is classed as a main town centre use within the NPPF, and
the location of offices on this site is not in accordance with an up-to-date Local
Plan, the sequential approach is also a consideration

In considering the above the applicant has provided the required sequential
assessment, which seeks to demonstrate that the office accommodation proposed
forms a key part of this mixed use development and is essential for enabling
delivery of the other proposed uses across the Olympic Legacy Park site.

This information describes how the B1(a) office use will provide an opportunity to
build on and support the research activity which will be undertaken at the AWRC,
for example through the attraction of commercial organisations which operate in
the fields of health and well-being and which could benefit from this co-location.

It is also noted within the sequential assessment that the site also benefits from
excellent public transport links, which does make it a sustainable out of centre
option for such development.

In considering the sequential information for the B1(a) office elements of the
scheme, it is fully accepted that the co-location of several complimentary uses is a
driving force behind this key regeneration project. Indeed, it is unlikely a building
such as the AWRC would go ahead without these uses incorporated into the wider
scheme.
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It also noted that owing to the enabling/complimentary nature of the office
elements, as discussed above, any impact on the existing centres would be
tolerable.

With the excellent connectivity also accounted for, it is therefore considered that
the office elements of the proposal are acceptable in the context of Policy CS3 and
the NPPF.

Hotel and the Sequential Approach

A hotel is also considered to be a main town centre use and therefore a sequential
approach to such development is once again advocated within the NPPF.

The applicant has identified that in a similar way to the office uses, the proposed
hotel is key to delivering a successful mixed use development as this facility will be
utilised predominantly by visitors to the site, including visiting athletes and sports
teams.

As there are few similar facilities in the surrounding area the hotel would also
support neighbouring uses such as the English Institute of Sport and the
Motorpoint Arena.

Given its complimentary nature and the excellent connectivity of the site any
impact on the existing centres would be tolerable.

In this context the site is considered to be an acceptable location for a hotel from
sequential perspective.

- Land Use Conclusion

Focussing the new built development on the brownfield (previously developed)
sections of the site is compliant with relevant local and national policies. Whilst the
replacement of the former pitch with new sports facilities of an equivalent or better
quality is welcomed.

The provision of sports/large scale leisure uses on the former Don Valley site
accords with the local policy context and the provision of the additional uses,
including an office building and a research facility, will both compliment and help
enable the delivery of the masterplan.

Design & Landscape

- Policy

The NPPF states that development should always seek to secure high quality

design but decisions should not attempt to impose architectural styles or particular
taste, albeit they should promote and reinforce local distinctiveness.
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Policy BE1 (Townscape Design) within the UDP states that a high quality
townscape will be promoted with a positive approach to conservation and a high
standard of new design.

Policy BES (Building Design and Siting) within the UDP states that good design
and the use of good quality materials will be expected in all new buildings.

Policy CS74 (Design Principles) within the CS states that high quality development
will be expected, which would respect, take advantage of and enhance the
distinctive features of the city.

Siting and Layout

The southern section of the site has been split into several development plots.
These have been defined by design choices such as the location of key
frontages/routes, and existing constraints such as landscape features and a
culverted river.

Attercliffe Road is considered to be the key frontage when the site is viewed from
the public domain and it was a desire to locate buildings as close as possible to
this western boundary to ensure a strong frontage. Unfortunately however,
because of the abortive costs associated with tackling the existing underground
services and a culverted river that run underneath this section of the site, this
desire has only been partially realised.

To counter this the proposal is to locate the taller buildings, those being the AWRC
and office building, on this western section of the site in order to help create a
greater presence and feeling of enclosure. It is therefore felt that with the
constraints taken into account the applicant has proposed the best possible
solution to ensure an appropriate appearance when viewed/approached from
Attercliffe Road.

The positioning of the pitch within the site is considered logical for several reasons,
not least because there was a need for a large level area to provide this function.
In addition, the central location allows convenient access for the school, the UTC
and from all the car parks.

The location of the main stand and the hotel associated with the pitch was defined
by ground levels and a desire to provide an active frontage onto the central
boulevard. This location is therefore supported.

The final development plot is the Park Community Arena (PCA), and again it would
have been desirable for this building to be located closer to the Worksop Road
frontage. Unfortunately, this was also not possible largely owing to the location of
the culverted river. However, as this is not as prominent or extensive a frontage as
Attercilffe Road a smaller building in this location can be accepted.

These development plots are to be located around the new infrastructure, including

a number of new and retained pedestrian routes, re-graded landscaped areas such
as Flame Hill and three new car parks.
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The larger car park is located in close proximity to the previous car park associated
with the Don Valley Stadium and is accessed via Worksop Road. Aside from this
being a logical location to access the site from a highway safety perspective, this
location also ensures the car park is not viewed from Attercliffe Road, which is the
key frontage.

The remaining two car parks are small in comparison. The car park accessed via
Fell Road will be screened from key views by the proposed office building. The
remaining car park is accessed via Leeds Road and will be visible from Attercliffe
Road. Whilst not ideal, as this car park is limited in scale and will be screened to an
extent by a low wall and landscaping, it is tolerable given the urban setting.

The area to the north will be retained as open space and re-profiling works have
been carried out (see 15/01953/FUL) with the ambition to increase activity and
surveillance in this area.

Massing and Appearance Park Community Arena (PCA)

The PCA is the phase of the project for which detailed approval is sought and
therefore this element is discussed separately.

In relation to appearance, the applicant was keen to create an external envelope
that expressed the functionality within, whilst creating a distinctive quality
appearance, ensuring it acts as an appropriate visual gateway into the site from the
Worksop Road. The applicant has achieved this by employing several different
approaches.

The most striking element of the external envelope is the ribbed profile free
spanning roof. Constructed in aluzinc, this method also creates the flexibility to
provide a roof overhang along the principal fagade, which adds further quality and
interest.

To function, the building does not require extensive amounts of natural light and
coupled with budgetary constraints, this has resulted in a conservative approach in
respect of active frontages. With that said, the internal layout has been carefully
designed to maximise the benefit offered by these areas.

This has seen the principle fagade orientated so that is fronts Worksop Road,
ensuring a suitable welcome when accessing the site from this direction. A
seating/café area has also been incorporated into the south west corner as this
section is prominent when the building is approached from the west along the
central boulevard.

Along with generous glazing, the applicant has utilised both light and dark timber
cladding on the principle elevation, which creates a contrast that has been utilised
to reflect the curved roof form. The darker cladding is employed at lower level to
ensure greater robustness.
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The rear (north) elevation uses same dark timber cladding at lower level and a
translucent cladding material above, which can be lit. The timber follows the
established language and the translucent panels, particularly when lit, will create a
feeling of activity and interest.

Aside from the glazing (discussed above), perforated metal panels set between fair
faced concrete columns have been employed along the side (east and west)
elevations. The concrete columns help create a common architectural language
across the elevations and the perforated panels will be manufactured to present
images that reflect the use, which again helps create visual interest.

Overall the PCA presents a high quality addition to the OLP site, utilising several
materials and features to suitably reflect the function of the building.

Parameter Information for Future Phases

The application has been accompanied by several pieces of information that set
parameters for future phases going forward, including a Design Guide. This
guidance includes setting maximum heights for future buildings, appropriate
locations for key frontages and strategies for dealing with matters such as lighting,
street furniture and refuse collection. Guidance is also provided in relation to the
quality of materials.

As discussed above, the guidance identifies the two plots closest to Attercliffe
Road for the taller buildings, to ensure the best enclosure ratios are achieved to
this frontage. These buildings would reach a maximum height of 6 storeys.

The PCA and stadium stand/hotel are of a lower scale (no more than 4 storeys).
This scale is more akin to the Oasis Academy and the UTC and is appropriate
given the more inward facing locations.

In relation to materials the guide identifies a need for these to be of the highest
quality and employed in a contemporary manner. Encouragement is also given to
explore the local vernacular, including that of the adjacent Area of Special
Character, to help inform the architectural language. In part this will be achieved
through the use of good quality bricks.

It is considered that these parameter documents provide suitable confidence that
future phases will achieve the standards appropriate for such a key regeneration
site.

Landscape

As part of the now completed re-grading works the maijority of the landscaping has
been removed from the site. Although not usually encouraged, in this instance it
was felt the correct approach for two main reasons:

1. The existing situation/levels hampered the ability to provide suitable
development plots to the south of the site.
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2. The existing situation/landscape coverage created an unwelcoming and
potentially unsafe environment within the open space to the north of the site.

Although indicative at this stage the application has been accompanied by
framework information with respect to landscape parameters going forward.

This information shows a number of replacement trees planted throughout the site
along with new grassed and planted areas.

In this respect, the landscaping to the south will take a more structured approach to
reflect the built-up nature of this section of the site. As would be expected, this area
provides extensive areas of hard landscaping and the quality of the paving
identified in the supporting information is considered to be acceptable. This area
will also provide softer features such as raised grassed areas for sitting.

Although the open space area to the north will include a generous amount of new
tree planting, a key focus will be to design a space that has good natural
surveillance, which will help ensure it is well used and safe. This is vital given the
school and college uses on the wider site.

The information provided identifies alterations to the existing pedestrian and cycle
routes through the site in order to reflect the new levels created by the completed
re-profiling works. These have been designed to maximise connectivity and
achieve the best gradients possible for users given the challenging topography.

The routes within the site, including the wide central boulevard that links the
various phases together, will be pedestrianised. While a new pedestrian crossing
will be provided at Coleridge Road to improve connections to the Don Valley Bowl.
The ambition is to create as smooth a transition as possible between the Don
Valley Bowl and the OLP in both the physical and visual sense.

Design & Landscape Conclusion

The southern (previously developed) section of the site has been split into several
development plots. These have been defined by design choices such as the
location of key frontages/routes and existing constraints.

For example, locating the taller buildings close to Attercliffe Road was considered
desirable to ensure a strong presence along this key frontage. The central
positioning of the pitch within the site allows convenient access for users, while the
location of the main stand and the hotel was informed by a desire to provide an
active frontage onto the central boulevard.

The application has been accompanied by several pieces of information that set
parameters for future phases going forward, including maximum heights for
buildings and strategies for dealing with matters such as lighting, street furniture
and refuse collection.

The Park Community Arena is the phase of the project for which detailed approval
is sought. In relation to appearance, features such as the free spanning roof,
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ensure that the building has a distinctive high quality appearance, which allows it to
act as an appropriate visual gateway into the site from Worksop Road.

The area to the north will be retained as open space and the ambition when the
final landscape details are considered will be to increase activity and natural
surveillance.

Highways
Policy

The NPPF promotes the location of developments that generate significant
movement to be where the need to travel will be minimised and the use of
sustainable transport modes can be maximised. Decisions should take account of:

- The opportunities for sustainable transport modes to reduce the need for
major transport infrastructure;

- If safe and suitable access can be provided for all;

- Ifimprovements can be undertaken to the transport network that cost-
effectively limits the significant impacts of the development.

The NPPF also states that development should only be prevented or refused on
transport grounds where the residual cumulative impacts of development are
severe.

Policy CS51 (Transport Priorities) within the CS, identifies strategic transport
priorities for the city, which include containing congestion levels and improving air
quality.

Policy CS52 (Key Route Network) within the CS identifies the A6178 City Centre to
M1 J34 South as a key route (this is the Attercliffe Road/Attercliffe
Common/Sheffield Road link). The Key Route Network is intended to provide good
quality access to the City Centre and the regional and national road network and to
fulfil strategic transport functions.

The text with the policy says the Key Routes will play a crucial role in supporting
new development of major employment areas and enabling increased number of
people to travel there.

Impact on the Local Highway Network

The applicant’s Transport Assessment (TA) includes modelling results for several
scenarios to explore the ability of the highway network to accommodate increased
traffic in future years as a result of the development. These future year scenarios

also account for more general traffic growth and traffic associated with committed
developments such as IKEA and the River Don District.
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This modelling work also included more detailed assessments of both the Worksop
Road/Attercliffe Road junction and Junction 34 of the M1 Motorway. This allowed a
more in depth understanding of the growth impact on these two key junctions.

The models used have been agreed and validated by Highways England and the
Sheffield City Council Highways Section.

The scenarios have considered the existing (base) situation and network capacity
for the years 2019 and 2025 with the development accounted for (do something
scenario), and without the development accounted for (do minimum scenario). The
applicant has also considered a scenario with the following four highway mitigation
measures implemented on the network.

1. Attercliffe Road / Worksop Road

Introduction of a southbound approach lane to the northern arm of the junction and
continue lane southbound. Widening of the Worksop Road approach to the junction
(removal of build out) to separate left-turn and right-turn flows at the stop line.

2. Brightside Lane / Hawke Street

Adjust signal timings to increase green time on westbound approach.

3. Brightside Lane / Weedon Street

Implementation of a yellow junction box to prevent blocking in the junction.
4. Meadowhall Lane / Meadowhall Way

Coordinate signal times to introduce a “green wave” along Meadowhall Way.

Leaving Junction 34 to one side, the results of the modelling show that, without the
mitigation proposed above, the traffic generated by the development at peak times
is likely to significantly increase journey times on key routes on the existing local
highway network.

However, when the highway interventions identified above are incorporated into
the future year assessments, these interventions largely mitigate the impact of the
OLP development, providing comparable results to the Do Minimum scenarios, or
marginal increases in journey times which are generally considered reasonable.
This includes the A6178, which Policy CS52 identifies as a key route.

In relation to Junction 34, Highways England are now satisfied that the increased
traffic flows through the junction as a direct result of the development have been
suitably characterised within the Transport Assessment.

Highways England do not however concur with the applicant’s assertion that the

associated impact is minor and therefore feel that some mitigation works will be
required to address the peak hour effects on the junction.
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A suitably worded condition to agree and secure these mitigation works will
therefore be imposed should members be minded to approve the application.

Local Infrastructure

The TA has considered the local infrastructure, such as footpaths, street lighting
and bus stops, in order to determine if these features have capacity to deal with the
additional demand created in a safe manner.

As this infrastructure has seen recent improvements associated with the new Oasis
Academy and the delivery of BRT, the TA concludes that this existing infrastructure
would remain ‘it for purpose’.

Although generally these conclusions are accepted, it has been agreed that certain
improvements are required, those being:

1. The provision of a new crossing point at Coleridge Road to more effectively
link the site to the Don Valley Bowl.

2. Improvements and new shelters to the Arena Tram Stop.
3. The resurfacing of footways around the application site.

These improvements will be secured through planning conditions should members
be minded to grant the scheme.

Day Time Car Parking

In relation to on-site daytime car parking requirements, the TA includes a
breakdown of the need for each use. These numbers have been validated by both
Highways England and the Sheffield City Council Highways Section.

When reasonable adjustments have been made for the excellent public transport
links the site benefits from, the TA identifies a requirement for 363 daytime parking
spaces. This indicates that peak daytime demand is around 30 spaces less than
the total number of spaces proposed (394), which is considered reasonable given
the 37 disabled spaces proposed on site.

Event Car Parking

Considerations in relation to the car parking demands associated with the PCA
(3000 capacity) and stadium (5000 capacity) are a little more complex.

Looking at the worst case scenario of 5000 supporters attending an event at the
stadium, plus additional parking for media and staff etc, it was considered that the
minimum parking provision should be 800 spaces. This was based partly on FIFA’s
Technical Recommendations and Requirements (4th Edition, 2007) for stadia and
uses a derived ratio of capacity/parking based on a 60,000 capacity stadium.
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This minimum figure is also reflective of the excellent public transport links that the
site benefits from, including the Sheffield Supertram and BRT.

Given that the site provides 394 spaces, this represents a shortfall of 406 spaces
from the minimum.

The TA has therefore considered what reasonable adjustments can be made from
the minimum parking requirement of 800 spaces, based on assessments of:

1. Spare capacity within surrounding public car parks, including Park and Ride
facilities. These car parks have been chosen based on them being within a
10 minute tram journey of the site.

2. Spare capacity on the surrounding highways. The relevant highways have
been chosen based on them being no more than 800 metres walking
distance of the site.

The survey work to gather the relevant information was carried out at times when
events at the community stadium and PCA are most likely to take place. A survey
was also carried out during a major event at the Motorpoint Arena, so the worst
case scenario could be understood.

The TA identifies that during an event (on a Friday evening in this instance) at the
OLP site with the maximum 5000 capacity crowd in attendance, there would be a
minimum of 1,312 car parking spaces available on surrounding streets within 800
metres of the site. This is in addition to the 1,847 spaces shown as being available
in the relevant off site public car parks.

The same exercise was undertaken during a major event at the Motorpoint Arena
(One Direction on Saturday 31 October 2015). In this scenario the survey work
identifies 2,484 car parking spaces available on surrounding streets within 800
metres of the site. This is in addition to the 625 spaces shown as being available in
the relevant off site public car parks.

In each scenario it was evident that, through a combination of accessible on-street
parking and public car parks, there is ample capacity to accommodate the
identified 408 shortfall of on-site car parking spaces during events at the OLP site.

It is therefore considered that this car parking provision for the events held on the
OLP site is justified from an operational perspective, given the excellent public
transport links and the identified spare capacity within surrounding public car parks
and surrounding streets at the relevant peak times.

Drop-off and Pick-up
The larger car park accessed via Worksop Road is intended to provide morning
drop-off facilities for the University Technical College (UTC), which is currently

under construction (see 15/02570/FUL). This function will take place between
08.00 and 08.30 hours and, owing to the generally quick nature of dropping-off,
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coupled with spare capacity within this car park at that time, this can be
comfortably accommodated.

The Transport Assessments for the UTC and Don Valley HUB demonstrate that
the OLP infrastructure is not relied upon for any other drop-off or pick-up functions
associated with these separate elements of the OLP proposals.

Servicing

As full planning permission is sought for the layout of each car parking area the
applicant has provided tracking information to demonstrate that the largest required
servicing vehicles can manoeuvre safely within these spaces.

The applicant has also provided indicative servicing points for each building that
demonstrate easy servicing access can be achieved from within the car parks.

Highway Conclusions

The Transport Assessment (TA) includes modelling which demonstrates that, with
relatively minor highway mitigation work, the development will only marginally
increase journey times across the network. This is considered acceptable when
balanced against the regeneration benefits the scheme offers.

The TA has demonstrated that through a combination of on-site and accessible on-
street parking, plus accessible public car parking, there is ample capacity to
accommodate the car parking demands of the development during events.

Evidence has also been provided to demonstrate that the 394 spaces are sufficient
to cater for the parking demands of the daytime uses across the site.

Several proposed improvements, including the provision of a new at grade
crossing at Coleridge Road, ensure the pedestrian and cycling infrastructure in and
around the site remains ‘fit for purpose’.

Sustainability

Policy CS63 (Responses to Climate Change) within the CS sets out the
overarching approach to reduce the city’s impact on climate change. These actions
include:

- Giving priority to development in the city centre and other areas that are well
served by sustainable forms of transport.

- Giving preference to development on previously developed land where this
is sustainably located.

- Adopting sustainable drainage systems.

In relation to the requirements of CS63 the highways section of this assessment
(see above) has identified the site as being in a highly sustainable location in
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respect of public transport. The site is also in easy walking distance of the
Attercliffe Local Shopping Centre. The following drainage section also identifies the
proposed sustainable drainage systems to be employed by future phases.

In addition, the section of the site that will see new development will be focused on
the developed area that previously housed the infrastructure associated with Don
Valley Stadium.

Policy CS64 (Climate Change, Resources and Sustainable Design of
Development) within the CS sets out a suite of requirements in order for all new
development to be designed to reduce emissions.

In practice, to satisfy the main body of the policy non-residential developments
should achieve a BREEAM rating of Very Good. CS64 has further requirements
that may fall outside BREEAM, such as designing buildings flexibly from the outset
to allow a variety of possible future uses.

The applicant has confirmed that each phase of the development will aim to
achieve the requisite BREEAM rating and this will be secured within the planning
conditions should members be minded to grant the application.

Policy CS65 (Renewable Energy and Carbon Reduction) within the CS sets out
objectives to support renewable and low carbon energy generation and further
reduce carbon emissions.

In practice to satisfy CS65 new developments should provide a minimum of 10% of
their predicted energy needs from decentralised and renewable or low carbon
energy, unless it can be demonstrated that it is not feasible and viable.

CS65 did previously require the generation of further renewable or low carbon
energy, or the incorporation of design measures, sufficient to reduce the
development’s overall predicted carbon dioxide emissions by 20%. As this is now
a requirement of Building Regulations it is no longer being sought as part of
planning applications.

In relation to CS65, the intention is for each phase of the development to connect
to Sheffield’s Combined Heat and Power System, which is being extended through
the OLP site. A condition will be attached to secure the final details of this for each
phase, or agree an alternative proposal if required.

In addition to the above, the development has several further elements that ensure
it can be considered as highly sustainable. This includes:

- Extensive new landscaping.

- Green/brown roofs when practical and these are already evident on sections
of the Oasis Academy and the UTC.

- Cycle parking and recycling facilities.

- Car parking spaces for low emissions vehicles.

- Rapid electric charging points for motor vehicles using the site.
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Drainage

Policy CS67 (Flood Risk Management) within the CS states that the extent and
impact of flooding should be reduced by incorporating a number of measures in
developments. These measures include:

- Requiring the new development to limit surface water run-off.
- Ensuring buildings are resilient to flood damage.
- Promoting the use of sustainable drainage techniques.

The application has been accompanied by a Drainage Strategy and a Flood Risk
Assessment (FRA), which list a range of proposals to reduce the impact of
flooding. The Drainage Strategy focuses more on the car parks and PCA, which
are the detailed elements of this proposal, while the FRA covers the entire site.

The FRA identifies that the site is set within Flood Zone 1, which is deemed to be
at the lowest risk of flooding. In addition, the report finds that there are no historical
records that indicate the site is vulnerable to flooding from any of the nearby water
bodies.

These documents also consider the proposed management of surface and foul
water from the development, including any reductions in the existing discharge rate
from the site.

One element of the surface water strategy is to discharge surface water (at the
reduced rate of 30%) into the Kirkbridge Dyke culvert, which runs through the OLP
development.

The proposal for the foul water drainage system is to outfall into the combined
sewer running below Worksop Road.

The scheme will also include other sustainable drainage techniques to reduce
surface water run-off, which includes extensive permeable paving, landscaped
areas and the inclusion of green roofs.

Subject to conditions, the Environment Agency, Yorkshire Water and the Lead
Local Flood Authority have confirmed that these proposals are acceptable.

Ground Conditions

The re-grading of the OLP site has been carried out under planning application
15/01953/FUL. This approval included remediation works to deal with ground
contamination which was present owing to the historical industrial legacy.

Although the ground contamination has now largely been addressed, each future
phase will be required to provide an additional Remediation Strategy to deal with
specific matters related to that site, such as final capping measures. These
additional details will be secured through planning conditions should members be
minded to grant consent for the scheme.
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Much of the southern half of the site is located within a Coal Mining Referral Area
(CMRA) and, as a result, a Coal Mining Risk Assessment accompanies the
application.

The assessment identifies the site as falling within the defined Development High
Risk Area as records show that the site had been the subject of unrecorded
underground coal mining at shallow depth. However, these where treated during
the development of Don Valley Stadium.

The Coal Authority have confirmed that, as the CMRA does still identify evidence
of grouting operations and some additional voids, then there is a requirement for
additional remediation. They also confirm that the remediation included in the
relevant reporting is satisfactory to address the coal mining legacy of the site and
should therefore be secured by condition.

Archaeology

Although the site has a historic industrial legacy, South Yorkshire Archaeological
Service has confirmed that construction of the original Don Valley Stadium will
have removed any structures of interest.

It is therefore not necessary to undertake any archaeological work prior to, or
during redevelopment.

Air Quality

The National Planning Policy Framework advises that planning policies should
sustain compliance with and contribute towards EU limit values or national
objectives for pollutants, taking into account the presence of Air Quality
Management Areas and the cumulative impacts on air quality from individual sites
in local areas. Planning decisions should ensure that any new development in Air
Quality Management Areas is consistent with the local air quality action plan.

Policy GE23 (Air Pollution) within the UDP states that development will be
permitted only where it would not locate sensitive uses where they would be
adversely affected by sources of air pollution.

Policy CS51 (Transport Priorities) within the CS states that one of the strategic
priorities for transport is to improve air quality.

Policy CS66 (Air Quality) within the CS states that action to improve air quality will
be taken across the built-up area.

In Sheffield, the health-based national standards and EU limit values for nitrogen
dioxide (NOZ2) and fine particle (PM10) are breached in specific parts of the city,
resulting in the declaration of an urban wide Air Quality Management Area (AQMA)
and the production of an Air Quality Action Plan (AQAP).
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The AQAP (2015) aims to ‘reduce nitrogen dioxide (NO2) and fine particle (PM10)
pollution in Sheffield in order to improve the health of local people; by protecting
areas of low air pollution and improving areas where pollution is elevated.’

There are seven key actions to achieve the objectives of the Action Plan. The most
relevant for the OLP scheme are to:

- Develop infrastructure for refuelling low emission vehicles.

- Promote smarter travel choices.

- Improve engine performance of commercial diesel vehicles.

- Ensure significant developments predicting a loss of air quality would be
appropriately mitigated.

The Air Quality Assessment (AQA) for this application forms Chapter 7 of the
submitted Environmental Statement.

This assessment outlines relevant air quality management policy and legislation,
describes the existing (base) air quality conditions in the vicinity of the proposed
development and outlines the nature of the development.

The specific pollutants assessed within the AQA are nitrogen dioxide (NO2) and
particle matter (PM10) of sizes less than 10 micron, which are largely produced
from internal combustion systems such as motor vehicle engines and from
construction dust. Information from existing diffusion tubes has been obtained to
inform the assessment.

The methodology and modelling has been agreed and validated by Sheffield City
Council’s Air Quality Team.

Construction Impact
The main impact on air quality from the construction phase of any development
would generally arise from dust due to activities on site, such as demolition and soill

movement, and emissions from machinery on site and construction vehicles.

For each of the dust generating activities three separate effects are considered:

1. Annoyance due to dust soiling.
2. Harm to ecological receptors.
3. The risk of health effects due to a significant increase in PM10 exposure.

In order to determine the sensitivity of the area, the AQA takes into account the
scale to which the above effects are likely to be generated (classed as small,
medium or large), along with the levels of background PM10 concentrations and
the distance to the closest receptor.

This information is then taken into consideration when deriving the overall risk for
the site and proposing suitable mitigation measures, where required.
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The AQA for the OLP site identifies that there are no sensitive ecological receptors
within the defined radius of the site and therefore the assessment has focused on
human receptors only.

Human receptors are defined as those properties/schools/hospitals that are likely
to experience a change in pollutant concentrations and/or dust nuisance due to the
construction of the proposed development.

There are sensitive receptors located within 350 metres of the site boundary.
These are mainly residential dwellings, however the closest receptor is the Oasis
Academy, which is fully operational, and is within 20m of the site boundary.

When additional factors such as travel routes for construction vehicles are
accounted for and each dust-generating activity has been assigned a dust
emission magnitude, the site is classed as medium risk for dust soiling and human
health effects. Mitigation is therefore required and this is discussed in more detail
below.

Operational Impacts

Operational air quality impacts from the proposed development arise principally as
a result of traffic changes along the local road network.

The 2015 EPUK/IAQM guidance note ‘Land-Use Planning & Development
Control’ provides an approach to determining the air quality impacts resulting from
the operation of a proposed development on local air quality at individual receptors
and the overall significance of local air quality effects arising from a proposed
development.

The AQA has made assessments at selected receptors where exposure to traffic
emissions from vehicles travelling to/from the site is potentially the greatest. These
assessments are based on the following scenarios:

- 2014 baseline scenario.
- 2019 without the development (Do-Minimum - DM) scenario.
- 2019 with the development (Do-Something - DS) scenario.

The base (existing) scenario identifies that that the health-based annual average
air pollution standards of 40ug.m-3 for NO2 are already breached at six of the
twelve receptor locations.

In the DM scenario the base model is improved upon, with ten out of the twelve
receptor locations falling below the threshold. This improvement is largely as a
result of cleaner technology for motor vehicle engines moving forward.

In the DS scenario the same two receptor locations (Hotel Ibis & Premier Inn)
identified in the DM scenario will remain the only locations to exceed the threshold.

Looking at the impact of the DS scenario in comparison to the DM scenario, nine of
the twelve receptor locations will see a negligible increased impact as a result of
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the development. One location (Gateway Business Centre) shows a slight adverse
impact and two locations (Hotel Ibis & Premier Inn) show moderate adverse
impacts.

These two locations showing a moderate adverse impact (Hotel Ibis & Premier Inn)
are the same two receptor locations already identified as exceeding the threshold
of 40pg.m-3 for NO2 in all scenarios. Whilst a moderate adverse impact is not
desirable, it is noted that hotels are not classed as sensitive receptors. Even so,
mitigation would be appropriate to address the identified impacts and this is
discussed in more detail below.

It should be noted that as all modelled results predict annual mean concentrations
below 60ugm-3 for NO2, it is not anticipated that the hourly mean NO2 objective
would be breached at any receptor locations.

The proposed development will result in a very small increase in annual mean
PM10 concentrations. This change is classed as negligible and the annual mean
PM10 objective would still not be breached at any receptor location in all assessed
scenarios.

There is also no change in the number of days which predict daily average PM10
concentrations greater than 50ug/m3, as a result of the proposed development.

Mitigation

With respect to the construction phase the AQA identifies the development as
medium risk for dust soiling and human health effects. The impact can be greatly
reduced or eliminated by applying the site specific mitigation measures for medium
risk sites according to the recognised IAQM guidance.

A number of measures will therefore be included in the specific dust mitigation
strategies for each phase of the proposed development. These measures will
include regular site inspections and ensuring a water supply is available to supress
dust generating activities.

In addition, the applicant has agreed to place restrictions on certain construction
vehicle types to ensure they produce lower emissions during this construction
phase.

During the operational phase in the most part the surrounding receptor locations
show a negligible impact in all scenarios. There will however be a slight adverse
impact in one of the twelve locations assessed, and a moderate adverse impact in
two further locations.

As the site is within an AQMA and two of the receptor locations show
measurements above the threshold in all scenarios, it is appropriate to provide
mitigation. The applicant has therefore agreed to the following measures:

1. To allocate five car parking spaces within the site for low emissions
vehicles.
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2. To provide two rapid electric charging points for motor vehicles using the
site.

The scheme will also include extensive new soft landscaped areas and
green/brown roofs, which will also form part of future mitigation.

Air Quality Conclusion

The construction effects have been assessed using the qualitative approach
described in the latest Institute of Air Quality Management (IAQM) guidance and it
was concluded that, with appropriate mitigation measures implemented
successfully, no significant residual effects are anticipated during the construction
phase of the proposed development.

With the implementation of the agreed mitigation measures, the operational phase
of the development will have a negligible impact on air quality, which ensures
sensitive locations/receptors surrounding the site will be suitably protected.

Environmental Issues
Noise & Odour

Policy GE24 (Noise Pollution) within the UDP requires that development should not
create noise levels causing a nuisance, and sensitive uses and noisy uses should
not be located close together.

The site is bounded by highways on three sides and tram tracks on the fourth
(east) boundary. In addition, the uses adjacent to the site are occupied by
commercial operations. As a result sensitive receptors, notably residential
properties, are not located in close proximity.

Planning conditions will be attached to ensure that noise emitted from any rooftop
plant will not be a nuisance. Conditions will also be imposed to ensure any odours
emitted from kitchens associated with any phases are suitably managed.

One consideration is noise from the stadium use given the capacity (5000 people).
This is a similar situation to that created by the former Don Valley Stadium, which
had a larger capacity, and given the relatively limited number of times such an
event would take place this is not considered to be a concern.

The stadium will have floodlights associated with it and a key consideration during
the reserved matters application for this facility will be to ensure these are
designed to limit the spread of light so that the amenity of surrounding uses is not
unduly harmed. The applicant is aware of the issue and will be moving the scheme
forward in a manner that addresses this.
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Dominance and Shadowing

In general amenity terms it is considered that there will be a suitable distance
between the new buildings and the surrounding uses/buildings to ensure the
proposals do not lead to undue dominance or shadowing issues.

Access

Policy BE7 (Design of Buildings Used by the Public) within the UDP requires safe,
equal and easy access for people with disabilities to buildings used by the public.

BE10 (Design of Streets, Pedestrian Routes, Cycleways and Public Spaces) within
the UDP states that new public spaces should be convenient and safe to use for
people with disabilities, elderly people, young people, and people with young
children.

Detailed plans have been provided for the PCA that show level access to the main
entrance of the building, mobility toilets and mobility changing rooms.

37 (9.39%) of the 394 car parking spaces across the site will be mobility compliant.
These spaces will be spread across the three car parks and located as close as
practical to the main entrances of building to keep travel distances as short as
possible. With the knowledge that the uses across the site will overlap at times the
provision is considered to be appropriate.

Aside from the ability to drop-off within the general car parks, a dedicated drop-off
facility will be provided at the front of the PCA for users of the site. This is a
welcome facility from an access point of view.

The levels across the site are challenging and the re-grading work already
undertaken has been mindful of a need to provide the easiest routes through the
site for all users.

The detailed landscaping plans for the remainder of the site will come forward at
the reserved matters stage. This information will include details of final levels and
features to be incorporated to ensure access for all, including the type of paving
and lighting, style of seating and the location of ramps, steps etc.

The final landscape scheme will also detail a more defined route from Worksop
Road to a new at grade pedestrian crossing at Coleridge Road, which is
welcomed.

This detailed design will include the involvement of the Access Liaison Group and
SCC Access Officers.

The reserved matter applications relating to other buildings will consider issues
such as the location of entrances and internal mobility facilities. Again these details
will be considered in consultation with the appropriate officers at that time.

The proposal is therefore considered to comply with the above access policies.
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Ecology

Policy GE15 (Trees and Woodlands) within the UDP states that trees and
woodland will be encouraged and protected. This will be achieved in part by
requiring developers to retain mature trees, copses and hedgerows, wherever
possible, and replace any trees which are lost.

Along with Policy GE15 other ecology implications require further consideration.

It should be firstly noted that as a result of the site preparation/remediation works
(see 15/01953/FUL) the site is now cleared and has no features of notable
ecological interest.

To compensate for this the completed scheme will introduce several features to
improve and promote ecological interest, including substantive tree and shrub
planting, elements of green/brown roofs and bird/bat boxes. The design of such
features will be carried out with the input of the Landscape and Ecology Section to
ensure appropriate choices are made.

When the scheme is completed it is considered that the ecology offer will be
improved in comparison to the previous situation (before clearance works
commenced) and the scheme will accord with Policy GE15.

Public Art

Policy BE12 (Public Art) within the UDP states that the provision of works of public
art in places which can be readily seen by the public will be encouraged as an
integral part of the design of major developments.

A public art strategy for the site will be secured within the planning conditions
should members be minded to grant the scheme. It is anticipated the main element
of public art will be a collaborative piece between all phases and this would be
delivered as part of the initial infrastructure/landscaping phase.

Smaller individual pieces of public art would then come forward as part of
delivering each individual building.

It has also been agreed that the original bowl that sat atop of Flame Hill will be
retained and reused within the final landscape design.

This public art offer is considered suitable to satisfy the requirements of Policy
BE12.

Employment, Regeneration & Training Strategy
The applicant has confirmed that, when practical, each phase of the development

will promote and utilise local employment during the relevant construction and
operational phases.

Page 87



Local Employment Strategies will therefore be secured through the planning
conditions should members be minded to grant consent for the project.

Community Infrastructure Levy (CIL)

CIL was introduced in Sheffield in 2015 and of the proposed uses the hotel would
be the only element subject to the levy. The site is set within the East Charging
Zone and the charge would be £40 per square metre.

A directive will be attached to any positive decision to ensure the requisite
information is provided by the applicant during the reserved matters stage.

Environmental Impact Assessment (EIA)

The requirement for the provision of an Environmental Statement under the Town
and Country Planning (Environmental Impact Assessment) Regulations 2015 was
assessed during the pre-application process. This is because the proposed
development is considered to be an Urban Development Project under Part 10,
Schedule 2 of the Regulations.

After full consideration of the selection criteria a screening opinion was issued by
letter on 19 February 2015 which concluded that the scheme was an EIA
development owing to cumulative impact in respect of air quality and transport.

The application has therefore been accompanied by an Environmental Statement.
Direction (Circular 02/2009)

Local Authorities are required to inform the Secretary of State (SofS) of certain
proposals for major development before granting planning permission as set out in
Circular 02/2009. In accordance with the Circular, as this development accords
with the development plan there is no need to refer it to the SofS in this instance.

RESPONSE TO REPRESENTATIONS

The above assessment addresses the majority of the issues raised by the relevant
representations. However, a few do require a little more explanation.

Canal and River Trust

‘The Trust note that the applicant has made no reference in the submission to the
use of the canal as a sustainable transport option and this should be addressed. It
is also recommended that a Section 106 Agreement is signed by the applicant to
provide funds in order to improve both the towpath and the visitor moorings in
order to help promote this mode of travel.’

Whist the canal is a welcome sustainable transport option it was not felt
proportionate to request amended reporting given the anticipated limited use.
There are no public services that use the canal at this time and, as such it is not a
viable transport choice for this development.
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In this case, given the limited benefit to be had, the request for monies through the
S106 process to improve the towpath and visitor moorings was not felt to meet the
Regulation 122 within the CIL Regulations.

Regulation 122 states that a planning obligation may only constitute a reason for
granting planning permission for a development if the obligation is necessary to
make the development acceptable in planning terms.

South Yorkshire Passenger Transport Executive (SYPTE)

‘SYPTE have recommended infrastructure improvements, including upgrades to
the neighbouring tram stops, way finding signage within the development and real
time information screens within individual buildings.’

Each of the SYPTE requests is considered reasonable and has been secured
within the planning conditions to further improve the attractiveness of public
transport choices for the end users of the site.

SUMMARY AND RECOMMENDATION
Land Use

Focussing the new built development on the brownfield (previously developed)
sections of the site is compliant with relevant local and national policies. Whilst the
replacement of the former pitch with new sports facilities of an equivalent or better
quality is welcomed.

The provision of sport/large scale leisure uses on the former Don Valley site
accords with the local policy context and the provision of the additional uses,
including an office building and a research facility, will both compliment and help
enable the delivery of the wider masterplan.

Design

The southern (previously developed) section of the site has been split into several
development plots. These have been defined by design choices such as the
location of key frontages/routes and existing constraints.

For example, locating the taller buildings close to Attercliffe Road was considered
desirable to ensure a strong presence along this key frontage. The central
positioning of the pitch within the site allows convenient access for users, while the
location of the main stand and the hotel was informed by a desire to provide an
active frontage onto the central boulevard.

The application sets parameters for future phases going forward, including
maximum heights for buildings and strategies for dealing with matters such as
lighting, street furniture and refuse collection.

The Park Community Arena is the phase of the project for which detailed approval
is sought. In relation to appearance, features such as the free spanning roof
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ensure the building has a distinctive high quality appearance, which allows it to act
as an appropriate visual gateway into the site from Worksop Road.

The area to the north will be retained as open space and the ambition when the
final landscape details are considered will be to increase activity and natural
surveillance.

Highways

The Transport Assessment (TA) includes modelling which demonstrates that, with
relatively minor highway mitigation work, the development will only marginally
increase journey times across the local highway network. This is considered
acceptable when balanced against the regeneration benefits the scheme offers.

In relation to Junction 34, Highways England have requested a scheme be secured
by condition to mitigate the impact at this junction.

The TA has demonstrated that through a combination of on-site and accessible on-
street parking, plus accessible public car parking, there is ample capacity to
accommodate the car parking demands of the development during events.

Evidence has also been provided to demonstrate that the 394 spaces are sufficient
to cater for the parking demands of the daytime uses across the site.

Several proposed improvements, including the provision of a new at grade
crossing at Coleridge Road, ensure the pedestrian and cycling infrastructure in and
around the site remains ‘fit for purpose’.

Air Quality

The Air Quality Assessment identifies that once the relevant mitigation measures
are implemented, which includes a dust management strategy, no residual effects
from the construction phase are anticipated.

With the implementation of measures such as two rapid electric charging points,
the operational phase of the development will have a negligible impact on air
quality.

Other Matters

The OLP scheme will incorporate a number of measures to achieve the desired
sustainability standards. This will include the provision of green/brown roofs on
future buildings, providing extensive new landscaping and connecting to Sheffield’s
Combined Heat and Power System.

The development will also incorporate a sustainable drainage strategy to ensure
surface water from the site is discharged at the reduced rate of 30%. This strategy
will include directing surface water to the Kirkbridge Dyke, which runs through the
site.
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The levels across the site are challenging and the re-grading work already
undertaken has been mindful of a need to provide the easiest routes through the
site for all users.

When the detailed landscaping plans come forward at the reserved matters stage
the information will include final levels and features to be incorporated to ensure
access for all, including the type of paving and lighting, style of seating and the
location of ramps, steps etc.

To compensate for clearance works already undertaken, the final scheme will
introduce several features to improve and promote ecological interest, including
substantive tree and shrub planting, elements of green/brown roofs and bird/bat
boxes.

When practical, each phase of the development will promote and utilise local
employment during the relevant construction and operational phases.

Overall the development represents a significant and welcomed regeneration
project on this now vacant site and secures substantial investment and
employment opportunities for the city region.

Recommendation

In light of the above the scheme is recommended for approval subject to the listed
conditions.
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