
SHEFFIELD CITY COUNCIL 
 
Report Of The Head Of Planning 
To the Planning and Highways Committee 
Date Of Meeting: 03/10/2017 
 
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 

 
17/01901/FUL (Formerly PP-05948350) 
 

Application Type Full Planning Application 
 

Proposal Development of a 20MW gas powered generator 
facility for the provision of standby energy generation 
 

Location Land Adjacent 24 
Orgreave Place 
Sheffield 
S13 9LU 
 

Date Received 05/05/2017 
 

Team City Centre and East 
 

Applicant/Agent Miss Maureen Darrie 
 

Recommendation Grant Conditionally 
 

  
Time limit for Commencement of Development 
 
 1. The development shall be begun not later than the expiration of three years 

from the date of this decision. 
  
 Reason:  In order to comply with the requirements of the Town and Country 

Planning Act. 
 
Approved/Refused Plan(s) 
 
 2. The development must be carried out in complete accordance with the 

following approved documents:  
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 Drawing Numbers: 
 WE04284.70.C.60 Rev A 
 WE04284.70.C.61 Rev A 
 WE04284.70.C.62 Rev A 
 WE04284.70.C.63 Rev A 
 WE04284.70.C.SK1 Rev C 
 WE04284.70.C.SK2 Rev F 
 GPP/RE/S/17/01 site location plan 
  
 Reports: 
 Air Quality Assessment April 2017 (GF Environmental Ltd) 
 Groundsure Screening Report Reference 51001417851001 (21.4.2017) 
 Sol Acoustics Noise Impact Assessment 3.5.2017 
  
 Reason:  In order to define the permission 
 
 

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

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

 3. Site clearance works shall be carried out outside the bird breeding season 
and under a Precautionary Working Method Statement (PWMS), with 
checks made by an Ecological Clerk of Works (ECoW), due to the presence 
locally of several waterbodies that support great crested newt. 

  
 Reason: In the interests of species protection 
       
 4. A comprehensive and detailed soft landscape scheme for the site, for the 

areas indicated on the proposed site plan (WE04284.70.C.SK2RevF) shall 
be submitted to and approved in writing by the Local Planning Authority 
before the development is commenced.  The approved landscape works 
shall be implemented prior to the first operation of the plant. Thereafter the 
landscaped areas shall be retained and they shall be cultivated and 
maintained for a period of 5 years from the date of implementation and any 
plant failures within that 5 year period shall be replaced. 

  
 Reason:  In the interests of providing appropriate screening for the 

development and to improve biodiversity. 
 

 5. Before the use of the power generation facility is commenced (except for 
testing to meet the terms of this condition), Validation Testing of the sound 
attenuation works shall have been carried out and the results submitted to 
and approved by the Local Planning Authority.  Such Validation Testing 
shall: 
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 a) Be carried out in accordance with an approved method statement. 
 b) Demonstrate that the background noise levels in the Sol Acoustics 

report have been achieved at the nearest noise sensitive receptors.  In the 
event that the specified noise levels have not been achieved then, 
notwithstanding the sound attenuation works thus far approved, a further 
scheme of sound attenuation works capable of achieving the specified noise 
levels and recommended by an acoustic consultant shall be submitted to 
and approved by the Local Planning Authority before the operational use of 
the development is commenced.  Such further scheme of works shall be 
installed as approved in writing by the Local Planning Authority before the 
operational use is commenced and shall thereafter be retained. 

  
 Reason:  In order to protect the living conditions of nearby residents 
  
Other Compliance Conditions 
 

 6. The power generation facility shall only ever operate between 0700 hours 
and 2300 hours and shall never run overnight. 

  
 Reason: In the interests of the living conditions of nearby residents. 
 
 7. The plant shall operate for a maximum of 2,000 hours in any single calendar 

year 
  
 Reason: In the interests of local air quality 
 
 8. No demolition and / or construction works shall be carried out unless 

equipment is provided for the effective cleaning of the wheels and bodies of 
vehicles leaving the site so as to prevent the depositing of mud and waste 
on the highway. 

  
 Reason:  In the interests of the safety of road users. 
     
Attention is Drawn to the Following Directives: 
 
1. 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. 

 
2. The developer is advised that in the event that any un-natural ground or 

unexpected contamination is encountered at any stage of the development 
process, the Local Planning Authority should be notified immediately. This 
will enable consultation with the Environmental Protection Service to ensure 
that the site is developed appropriately for its intended use. Any necessary 
remedial measures will need to be identified and subsequently agreed in 
writing by the Local Planning Authority. 

 
3. The applicant is advised that noise and vibration from demolition and 

construction sites can be controlled by Sheffield City Council under Section 
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60 of the Control of Pollution Act 1974.  As a general rule, where residential 
occupiers are likely to be affected, it is expected that noisy works of 
demolition and construction will be carried out during normal working hours, 
i.e. 0730 to 1800 hours Monday to Friday, and 0800 to 1300 hours on 
Saturdays with no working on Sundays or Public Holidays.  Further advice, 
including a copy of the Council's Code of Practice for Minimising Nuisance 
from Construction and Demolition Sites is available from Environmental 
Protection Service, 5th Floor (North), Howden House, 1 Union Street, 
Sheffield, S1 2SH: Tel. (0114) 2734651, or by email at 
epsadmin@sheffield.gov.uk. 

 
4. The proposed development lies within an area that has been defined by the 

Coal Authority as containing potential hazards arising from former coal 
mining activity. These hazards can include: mine entries (shafts and adits); 
shallow coal workings; geological features (fissures and break lines); mine 
gas and previous surface mining sites. Although such hazards are seldom 
readily visible, they can often be present and problems can occur in the 
future, particularly as a result of development taking place. 

  
 It is recommended that information outlining how the former mining activities 

affect the proposed development, along with any mitigation measures 
required (for example the need for gas protection measures within the 
foundations), be submitted alongside any subsequent application for 
Building Regulations approval (if relevant).  

  
 Any intrusive activities which disturb or enter any coal seams, coal mine 

workings or coal mine entries (shafts and adits) requires a Coal Authority 
Permit. Such activities could include site investigation boreholes, digging of 
foundations, piling activities, other ground works and any subsequent 
treatment of coal mine workings and coal mine entries for ground stability 
purposes. Failure to obtain a Coal Authority Permit for such activities is 
trespass, with the potential for court action. 

  
 Property specific summary information on past, current and future coal 

mining activity can be obtained from: www.groundstability.com  or a similar 
service provider. 

  
 If any of the coal mining features are unexpectedly encountered during 

development, this should be reported immediately to the Coal Authority on 
0345 762 6848. Further information is available on the Coal Authority 
website at: www.gov.uk/coalauthority 

 
5. The applicant should install any external lighting to the site to meet the 

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

 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 

Page 23



 

LOCATION AND PROPOSAL 
 
This application seeks permission for a gas powered standby generation facility 
and ancillary infrastructure and equipment. The purpose of the plant is to generate 
up to 20MW of electricity at short notice to meet peaks in demand within the local 
electricity network, fed though the National Grid. This typically happens when 
existing or established sources of generation are unable to generate sufficient 
electricity, or when there are short periods of exceptionally high demand that 
cannot be met from existing sources. At such times these plants will be activated at 
short notice to manage such fluctuation in demand and supply. Similar plants are 
sometimes known as Short Term Operating Reserve (STOR) generation plants or 
Standby Power Generation Plants. 
 
The site is located on the eastern edge of the Orgreave industrial estate and is 
accessed off Orgreave Place. It is a vacant scrubland site which is bounded by 
limited vegetation, a public footpath and the railway line to the east; a modern 
commercial unit to the north and further modern commercial units across Orgreave 
Place to the west. To the south of the site is an area of hardstanding used for open 
storage beyond which are further commercial units. The nearest residential 
properties to the site are on Rotherham Road, beyond the commercial units and 
vacant sites to the west (approximately 180 metres away). 
 
The proposal involves the installation of nine containerised gas fired engines 
positioned in a row on the eastern extent of the site (adjacent to the boundary with 
the railway line) together with an access / service road and other ancillary 
equipment, including a control cabin, switch gear and transformer compound. The 
site would be enclosed by fencing and gates and would be covered by CCTV. This 
siting avoids a sewer easement which crosses the site. The engines are 3.3m high 
with 7.15m exhausts and two roof-mounted cooling radiators on each engine – 
they would be set on a hardstanding area. It is anticipated that the proposed facility 
would operate for between 2,000 and 3,000 hours per year for an average of 5-8 
hours per day, generally between the hours of 0700 and 2300. 
 
PLANNING HISTORY 
 
No relevant planning history 
 
REPRESENTATIONS 
 
A total of 42 individual objections have been received in connection with this 
proposal, including concerns expressed by Councillors Paul Wood and Mick 
Rooney. The concerns raised are as follows: 
 

- The plant is too close to housing and will cause noise and air quality 
problems for residents 

- There has been a lack of consultation with local residents 
- The nitrogen dioxide will increase child respiratory symptoms and asthma. 

This is already bad due to the constant traffic problems in and around 
Handsworth and surroundings areas. Please consider adults and children 
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with asthma or other respiratory problems as these people will be more 
vulnerable against nitrogen dioxide exposure 

- The survey reports that the average annual NO2 concentrations are 
predicted to increase and expects the hourly NO2 Air Quality Standard may 
be exceeded. 

- Air quality will be affected by more traffic and chemicals being emitted into 
the environment 

- The health of local school children may be affected by the proposal - they 
play out in this area and walk to school along the road. The pollution could 
affect their lungs  

- Nitrogen Dioxide smells nasty 
- Noise levels - totally unacceptable with residential houses close by – the 

generators will make a constant noise. Noise levels are expected to exceed 
the existing background noise level during both the weekday and weekend 
periods 

- This is far too close to houses, schools and the new lakes around the 
Waverley area. 

- More traffic on Rotherham Road means more pollution 
- There will be yet more lorries using the road if this proposal goes ahead. 
- The volume of traffic around Handsworth and Orgreave has always been 

high but with Waverley and the University developments opening it is getting 
worse 

- The site is too close to residential properties and if necessary for the area it 
should be based on empty land on the trading estate away from housing 

- This is an industrial estate for small businesses not large power plants. 
- Impacts on the biodiversity of the site as it has been derelict for many years 

and is home to birds and wildlife. The site backs on to a site of local beauty 
and nature reserve and the potential noise and environmental pollution 
could be detrimental to the flora and fauna there 

- The importance of the adjacent open space has been disregarded by the 
applicant 

- The site should be reserved for much needed housing instead 
- The proposal will lead to a devaluation of property (Note that this is not a 

planning consideration) 
- The landscaped boundary referred to in the proposals is actually a single 

row of trees with a large gap – this will not disguise a development that is 
this high. 

 
PLANNING ASSESSMENT 
 
Land Use Policy  
 
Within the National Planning Policy Framework (NPPF) there is a presumption in 
favour of sustainable development and a requirement to approve developments 
that accord with the provisions of the development plan. It goes on to say that 
where policies are out of date permission should be granted unless the dis-benefits 
demonstrably outweigh the benefits of the development. National Planning Practice 
Guidance notes that it is important to ensure the delivery of energy infrastructure 
that will support the transition to low carbon energy sources provided that the 
environmental impacts of doing so are acceptable. The NPPF also clearly supports 

Page 25



 

the need for economic growth. The basis for a standby power generation facility is 
to ensure stability of energy supply which is critical to sustaining a growing 
economy. 
 
The site is within an allocated General Industry Area as defined in the adopted 
Sheffield Unitary Development Plan. 
 
Policy IB5 identifies general industrial uses (use class B2) as the preferred uses of 
land in the policy area. The proposed power station is a sui generis use (in a class 
of its own) and as such in accordance with Policy IB5 must be considered on its 
own merits. A power station is industrial in character and as such is considered 
compatible with the other established industrial uses on this small industrial estate. 
As such the principle of the use of the site as a power station is considered 
acceptable and accords with Policy IB5. 
 
Design, appearance and landscaping 
 
Policy IB9 part c) requires development to be well designed with buildings and 
storage of a scale and nature appropriate to the site. 
 
The development comprises of nine gas fired engine-driven electricity generation 
units which will be housed in acoustically insulated weather proof steel containers 
painted green. The engine-generator sets will sit side-by-side within the compound 
each in its own sound-proof containment cell. Additional ancillary plant will also be 
accommodated within the site. The site is proposed to be enclosed by a paladin 
fence. 
 
Given the nature of the development there is no denying that the site will be of a 
poor visual appearance which does not enhance the appearance of the area. This 
has to be considered against the fact that the site is within an industrial estate 
which is designed to accommodate industrial uses. 
 
The site sits at a lower level than the commercial units to the west such that it will 
be relatively well screened from the housing area off Rotherham Road, particularly 
bearing in mind the intervening uses and the tree screen on the very edge of the 
industrial estate. The site is not particularly well screened from the public footpath 
and railway line to the east and the applicant has been asked for a landscaping 
scheme to improve the appearance of the site from this aspect, particularly bearing 
in mind the large open space on the opposite side of the railway line which rises up 
above the application site level. 
 
The applicant has also been asked to provide a landscaping scheme on the part of 
the site that is not to be occupied by plant and equipment, to the west of the sewer 
easement and internal access road. This would serve the dual purpose of 
screening the equipment and improving the biodiversity of the site, which is 
considered to be very poor at present. 
 
The applicant has agreed to this request and an indicative plan has been received 
which also slightly alters the alignment of the engines to move them away from the 
boundary with the public footpath / railway to allow for a wider planting screen.  A 
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condition is proposed to secure final details of a scheme before the development 
commences. 
 
Although there is low potential for ecology on the site at present as there are no 
trees on the site, the City Council’s Ecology Service has also recommended that 
site clearance works only take place under a precautionary working method 
statement, supervised by an ecologist. This is secured by condition. 
 
On the basis of a comprehensive landscaping scheme it is considered that the 
development meets the terms of Policy IB9 (c). 
 
Highways 
 
Once the facility is operational the only vehicles to the site would be for 
maintenance and security purposes. None of these would be HGV movements. 
The only HGV movements would be associated with the construction phase which 
would last between 6 and 8 months. There are no permanent staff based at the site 
and the proposal will only result in 2 FTE equivalent jobs in the operational phase. 
 
Although it is accepted that there will be increased HGV movements during the 
construction phase Highways officers have confirmed that this would not be a level 
that would justify resisting the proposal, particularly bearing in mind the very low 
traffic generation once the plant is operational. 
 
Amenity Issues 
 
Policy IB9 (b) seeks to ensure that new development does not unacceptably affect 
the living conditions of any housing uses. Policy IB14 requires the provision of an 
environmental buffer between industry and sensitive uses. These issues are 
considered further below. 
 
Noise  
 
The closest residents are located on Rotherham Road approximately 180 metres 
to the west of the application site. 
 
The applicant’s submitted noise assessment follows the guidance within BS 4142 
to determine whether there is a likelihood of complaints from the nearest noise 
sensitive receptors (houses) when the development is operational.  
 
The Council’s Environmental Protection Service (EPS) has reviewed the report 
which states that the 9 x 2.49MW gas generators will operate at peak demand 
times for energy, typically between 07:00 and 23:00 hours. The report also notes 
that the nearest noise sensitive receptors are located approximately 180 metres to 
the west of the parcel of land proposed for development.  
 
Noise measurements are taken at approximately 120 metres. The calculations of 
the nine generators operating with the proposed noise mitigation measures predict 
that there will be no adverse impact in terms of noise at the nearest residential 
properties.  Having reviewed the noise modelling information the EPS concurs with 
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the findings. Although they note that the report does not consider the nearest 
commercial premises, the EPS review of the noise modelling data concludes that 
the predicted levels are considered satisfactory. 
 
Outline noise mitigation measures are presented in order to achieve the predicted 
levels at the nearest noise sensitive properties for the weekday and weekend as 
follows: 
 

- Quieter remote radiators models with a maximum Rating level noise limit, or 
- Reduction in fan speeds, and 
- Limit the number of generators in operation during the weekend period  

 
In light of the above, the EPS has recommended that the noise report is the subject 
of a condition and that the operating times of the proposed gas generators are 
restricted such that they do not operate overnight between the hours of 2300 and 
0700 hours. 
 
Given the significant number of objections and concerns of local residents, in 
particular the potential noise impact of plant and equipment, the EPS has also 
recommended a condition requiring validation testing of the scheme of noise 
mitigation measures in order to confirm that the specified noise levels in the report 
have been achieved. 
 
On this basis the proposal is considered to comply with Policy IB9. 
 
Air Quality 
 
Policy CS66 of the Core Strategy states that action to protect air quality will be 
taken in all areas of the city. Further action to improve air quality will be taken 
across the built-up area, and particularly where residents in road corridors with 
high levels of traffic are directly exposed to levels of pollution above national 
targets.  
 
Sheffield as a whole falls within and Air Quality Management Area due to breaches 
of UK and European Union thresholds for air quality particularly due to 
exceedances of N02 (nitrous oxide) and PM10 (particular matter) concentrations.  
 
The applicant has submitted an air quality assessment with the application which 
looks at a worse-case scenario of the plant operating for 4,645 hours per year 
(rather than the anticipated maximum of 3,000 hours).  The report confirms that the 
effects of the construction phase of the development are not considered to have 
any adverse effect on air quality and can be managed by suitable construction 
management techniques. The detailed modelling predicts that the hourly NO2 

objective value may be exceeded in the immediate vicinity of the development itself 
but this is not a sensitive receptor. At the sensitive receptors closest to the site on 
Rotherham Road, where the background concentrations are well below the annual 
objective values, there is predicted to be an insignificant impact. 
 
The Council’s Air Quality Officer has considered the Air Quality Assessment AQA) 
prepared by GF Environmental Ltd and he notes that the proposal would result in 
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the production of air pollutant emissions including, oxides of nitrogen generally 
referred to as NOx – a mixture of nitrogen dioxide (NO2) and nitric oxide (NO), fine 
particulate matter (PM10), carbon monoxide (CO) and volatile organic compounds 
(VOCs) during operation of the new FlexGen power plant, which are likely to have 
an impact on the local air quality. 

According to the AQA report, the FlexGen Facility will be contracted to be available 
for operation for 4,654 hours in a year. However, the Air quality Officer has 
considered the assessment on the basis of the proposed 2,000 hours in a year that 
the STOR facility is likely to be operational. 

On the basis of the information provided, the Air Quality Officer is satisfied that the 
air quality assessment methodology employed is acceptable and that the findings 
are as he would anticipate. The Air Quality Officer has also considered the 
cumulative impact of this facility with the one proposed at Rotherham Road nearby 
and concludes that there is no legitimate reason to resist this application on the 
grounds of air quality, subject to limiting the maximum operating hours of the plant 
to 2,000 per annum.  

On this basis the proposal is considered to comply with Policy CS66. 

Ground Conditions 
 
Policy MW9 of the Unitary Development Plan states that development will not be 
acceptable on unstable land unless it can be effectively treated. 
 
The application was accompanied by a Groundsure Screening Report. The site lies 
within a High Risk Coal Mining Area and the Coal Authority has been consulted on 
the application. They have considered the nature of the development and note that 
the generators will not require substantial foundations such that the ground loading 
will be less than for other forms of development. The proposed development does 
not consist of a building or structure that will be occupied and as such they do not 
object to the development, although they have suggested the inclusion of an 
informative should the development be approved. The Council’s Environmental 
Protection Service has reviewed the documentation and is satisfied that the site 
can be safely developed without the need for any conditions but have suggested 
an informative should any unexpected contamination be found. 
 
On this basis the development complies with Policy MW9. 
 
Drainage 
 
The site is in Flood Zone 1 which means that it is not susceptible to flooding, 
making it an appropriate site for a flexible energy plant. Such facilities are indeed 
only permitted in Flood Zone 1. 
 
RESPONSE TO REPRESENTATIONS 
 
It is considered that the majority of issues raised have been covered in the main 
body of this report. 
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The application is accompanied by supporting submissions which address the 
legitimate concerns of local residents. These reports have been assessed by the 
Council’s Air Quality Officer and the Environmental Protection Service and they 
have concluded that they concur with the findings of the reports to the extent that 
there is no justification for refusing the application on the grounds of air quality or 
noise impacts. 
 
The consultation on the planning application followed the principles set out in the 
Council’s Statement of Community Involvement. 
 
The site is designated as within a general industrial area and is surrounded by 
commercial uses. It is thus not an appropriate site on which to develop housing as 
suggested by one of the respondents. 
 
SUMMARY AND CONCLUSION 
 
The proposal for a gas powered standby generation facility to generate up to 
20MW of electricity at short notice to meet peaks in demand within the local 
electricity network, fed though the National Grid, is considered an important asset 
to assist with the growth in the economy and to ensure a stable electricity supply to 
meet the demands of that growth. The principle of the use is supported by the 
National Planning Policy Framework. 
 
Local residents have raised legitimate concerns about the impact of the proposals 
in particular on local air quality and in terms of noise disturbance. These issues 
have been assessed by the Council’s technical experts and they have concluded 
that the impacts are an acceptable level such that a refusal of planning permission 
on this basis would not be justified. 
 
Whilst it is accepted that there will be HGV movements associated with the 
construction phase of the development, in the operational phase there will be very 
few vehicle movements associated with the use as the site is only visited for 
maintenance and security reasons. 
 
The visual impact of the proposal has been carefully considered and the applicant 
has been requested to implement a full landscaping scheme to better screen the 
plant from both the industrial estate road and, more importantly from the Orgreave 
open space to the east of the railway line. The landscaping will perform the dual 
function of improving the biodiversity of the site which is currently very low.  
 
Having regard to all of the material considerations in this case it is considered that 
the proposed development complies with the provisions of the Development Plan 
and guidance contained in the National Planning Policy Framework. 
 
It is therefore recommended that planning permission is granted subject to the 
listed conditions.  
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Case Number 

 
17/01437/FUL (Formerly PP-05948053) 
 

Application Type Full Planning Application 
 

Proposal Development of a 20MW Synchronous Gas Standby 
Power Generation Facility, including ancillary 
infrastructure and equipment 
 

Location Site Of 1-11 Rotherham Place 
Orgreave Road 
Sheffield 
S13 
 

Date Received 05/04/2017 
 

Team City Centre and East 
 

Applicant/Agent Enzygo Ltd 
 

Recommendation Refuse 
 

  Refuse for the following reason(s): 
 
1 The Local Planning Authority considers that the proposed design of the 

development, which is essentially the open storage of plant and machinery, 
would represent poor design, would be injurious to the visual amenities of 
the locality and would result in a poor outlook for occupiers of adjacent 
residential property, unacceptably affecting their living conditions in a 
location which needs to act as a buffer between the designated housing 
area and the wider industrial estate. The proposal is therefore contrary to 
Policy IB9 of the Unitary Development Plan, Policy CS74 of the Core 
Strategy and the National Planning Policy Framework. 

 
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, the application is considered contrary to 
policy requirement(s), and, there being no perceived amendment(s) that 
would address these shortcomings without compromising the fundamental 
intention of the scheme the Local Planning Authority had no alternative but 
to refuse consent. 
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Site Location 

 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 
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LOCATION AND PROPOSAL 
 
This application seeks permission for a 20MW synchronous gas powered standby 
generation facility and ancillary infrastructure and equipment. The purpose of the 
plant is to generate electricity at short notice to meet peaks in demand within the 
local electricity network. This typically happens when existing or established 
sources of generation are unable to generate sufficient electricity, or when there 
are short periods of exceptionally high demand that cannot be met from existing 
sources. At such times these plants will be activated at short notice to manage 
such fluctuation in demand and supply. Similar plants are sometimes known as 
Short Term Operating Reserve (STOR) generation plants or Standby Power 
Generation Plants. 
 
The site is located on the Orgreave industrial estate. The site is currently vacant 
and is covered in scrub but has some hardstanding areas associated with a 
previous use of the site. The southern and western boundaries of the site have a 
deciduous tree screen, although there are gaps within it. The site is at the edge of 
the industrial estate at the junction of Rotherham Road with Orgreave Road. 
Existing industrial premises are situated to the east of the site and across Orgreave 
Road to the south. In close proximity to the west of the site on the opposite side of 
Rotherham Road are semi-detached houses. To the north is another area of 
vacant scrub land within the industrial estate. 
 
The proposal seeks to form an access road from Orgreave Drive, utilising the 
existing vehicular access which already exists and to install the generating plant on 
the eastern portion of the site. The development would consist of eight free-
standing gas fired engines with exhaust chimneys, together with some other free 
standing equipment including a transformer and a switch room. The area of the site 
where the installation is proposed would also be contained by a 2.4m high mesh 
panel fence. 
 
PLANNING HISTORY 
 
There is no relevant planning history in relation to this site. 
 
An application for another similar installation of a 20MW facility is proposed by 
another company on a site to the north east of this proposal within the same 
industrial estate (application number 17/01901/FUL refers). 
 
REPRESENTATIONS 
 
South Yorkshire Fire and Rescue have been consulted on the proposals and raise 
no objections. 
 
The Health and Safety Executive has confirmed that the site does not lie within 
their consultation distance of a major hazard site or major accident pipeline and as 
such they are not required to be consulted in this case. 
 
A total of 99 representations have been received in connection with this 
application. One of the representations is in support of the application; three 
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provide a neutral comment and 95 people object to the scheme. The objectors 
include Councillors Mick Rooney and Paul Wood.  
 
The supporter of the scheme states that as a peak power standby site, money and 
jobs will be created for a site that will hardly run. The emissions levels will be 
comparable to that of Highfield Spring at 28mg/nm3 so there will be negligible air 
pollution changes. The site can also be completely hidden by new plants and 
bushes 
 
The objections can be summarised as follows: 
 

- Lack of public consultation about the proposal – the applicant should 
arrange a public meeting 

- Air quality concerns, particularly in relation to young children – emission of 
Nitrogen Oxides and particulates which will affect health – Public Health 
England state that Nitrogen Dioxide has an adverse effects on health and 
reduced life expectancy and is associated with hospital admissions for 
numerous respiratory conditions 

- The supporting air quality and environmental reports are all hypothetical and 
not based on an actual completed facility 

- Further noise pollution on an already busy and noisy road, especially during 
the construction period 

- The development will result in nasty odours from the gas emissions 
- Proximity to residential properties, workplaces and schools, including the 

new Waverley development which is a new residential community close to 
the site 

- Impact on ecological diversity of the area and effect on the Waverley public 
open space.  

- The Dore House site is particularly rich in various butterfly species, many of 
which are readily apparent on the site itself and which visit our gardens, 
directly opposite. From this it is deduced that the Dore House site is the 
breeding ground for these species, and its development would likely result in 
the loss of these insects. 

- There are multiple butterfly and moth species, many of which are in decline 
nationally. Several of them have highly localised distributions, breeding 
within small isolated sites, and so the impact of the loss of these can be 
more dramatic than one might expect. 

- Several notable insects from other families have been recorded, particularly 
long horned beetles and true flies. The soldier fly and the long-horned beetle 
are extremely scarce, and these are highly notable records. They are also 
very large, dramatic and showy insects, and it would be a great shame not 
to see them again. 

- Understand that the site will need redevelopment at some stage, but 
together with other proposed developments in the area, the impact as a 
whole on the diversity of sites, their proximity to each other and the effects 
of these combined will be extremely detrimental to the air quality and hence 
to the soil nutrient concentrations, and affect the availability of alternative 
food plants for these species and disrupt the entire ecosystem of the area. 
The site could be redeveloped less aggressively and more sympathetically 
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so that the area is affected more gradually, giving wildlife a better chance of 
adjusting. 

- There is too much reliance on fossil fuels – there should be a push away 
from this due to issues of climate change and renewable alternatives should 
be explored 

- Decrease in property values (NB - this is not a planning consideration) 
- Health and safety concerns in respect of fire and rescue 
- Given that the land has been vacant for years why not build low cost 

housing? 
- The proposal will lead to an increase in traffic in an already congested area 
- Adverse impact on the surrounding environment and the abundance of local 

wildlife. The site is close to a site of local beauty and nature reserve. 
- This development goes against the eco-friendly credentials of Waverley and 

the AMRC development 
- There must be other better located industrial estates that would be more 

suited to this development. 
- The landscaped boundary referred to in the proposal is actually just a single 

row of trees with a large gap that will do little to screen the proposals, 
particularly during the winter months. 

 
PLANNING ASSESSMENT 
 
Land Use Policy  
 
Within the National Planning Policy Framework (NPPF) there is a presumption in 
favour of sustainable development and a requirement to approve developments 
that accord with the provisions of the development plan. It goes on to say that 
where policies are out of date permission should be granted unless the dis-benefits 
demonstrably outweigh the benefits of the development. National Planning Practice 
Guidance notes that it is important to ensure the delivery of energy infrastructure 
that will support the transition to low carbon energy sources provided that the 
environmental impacts of doing so are acceptable. The NPPF also clearly supports 
the need for economic growth. The basis for a standby power generation facility is 
to ensure stability of energy supply which is critical to sustaining a growing 
economy. 
 
The NPPF also recognises that in building a stronger economy there are important 
social and environmental roles such that the planning system should support 
strong vibrant and healthy communities and should contribute to protecting the 
environment, including by minimising pollution and enhancing the built 
environment. 
 
The part of the site which is proposed to be developed is within an allocated 
General Industry Area as defined in the adopted Sheffield Unitary Development 
Plan. The western third of the site is designated as an Open Space Policy Area. No 
development is proposed in this area. Rotherham Road and the housing beyond it 
to the west are within a designated Housing Policy Area. 
 
Policy IB5 identifies general industrial uses (use class B2) as the preferred uses of 
land in the general industry policy area. The proposed power station is a sui 
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generis use (in a class of its own) and as such in accordance with Policy IB5 must 
be considered on its own merits. A power station is industrial in character and as 
such is considered compatible with the other established industrial uses on this 
small industrial estate. As such the land use principle of the use of the site as a 
power station is considered acceptable and accords with Policy IB5. However, the 
proposal must be assessed against a range of considerations, not least of which is 
the proximity of the site to housing. 
 
Open Space Policy 
 
The western third of the site is designated as an Open Space Policy Area. This 
designation is to ensure the retention of an environmental buffer between the 
Industrial Estate and the housing area to the west.  Given that no development is 
proposed in this area the proposal is not contrary to Open Space policy. 
 
Design and appearance 
 
The NPPF states that permission should be refused for development of poor 
design that fails to take the opportunities available for improving the character and 
quality of an area. It recognises that good design is a key aspect of sustainable 
development and should contribute positively to making places better for people. 
 
Policy IB9 part c) requires development to be well designed with buildings and 
storage of a scale and nature appropriate to the site. Policy CS74 expects high 
quality development which contributes towards creating attractive, sustainable and 
successful neighbourhoods. 
 
The development comprises of eight gas fired engine-driven electricity generation 
units constructed in two rows which will be housed in acoustically insulated 
weather proof steel containers. The engine-generator sets will sit side-by-side 
within the compound each in its own sound-proof containment cell. Additional 
ancillary plant will also be accommodated within the site. The height of the engine 
containers, including the stack on top will be 6.7 metres from ground level. The site 
is proposed to be enclosed by a 2.4m high mesh panel fence and there will be 
motion sensor security lighting and 24/7 CCTV coverage. The existing trees and 
bushes to the south and west boundaries would be retained. 
 
It is considered that design is a particularly important consideration with this 
proposal on this site given that it lies at the very edge of the industrial estate and is 
in very close proximity to an established residential area. 
 
Given the nature of the development there is no denying that it will not represent 
good design. It is essentially a proposal for open storage of industrial plant and 
equipment and it has no redeeming features that will enhance the appearance of 
the area. Had the site been in the heart of the industrial estate this issue would not 
be such an important consideration but the fact that this site is at one of the main 
entrances to the site and is so close to residential property makes this a particularly 
relevant issue in this case. 
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Whilst there are trees lining the Rotherham Road and Orgreave Road frontages 
these are deciduous trees that will not be in leaf for nearly half of the year. This 
means that their screening value over the late autumn, winter and early spring 
months will be minimal, exposing considerable views of the plant and equipment to 
residents on Rotherham Road and adversely affecting their outlook. 
 
Had the equipment been within a well-designed building with flues in the roof 
structure then this could overcome much of this concern. A well-designed building 
on this site would also serve to mark the entrance to the industrial estate and 
provide a positive gateway.  
 
Free standing gas engines and flues will do nothing to enhance the main entrance 
into the estate and would result in a poor visual appearance. Given the particular 
circumstance of the site location it is considered that the proposal as submitted is 
unacceptable on visual amenity grounds, represents poor design and will adversely 
affect the outlook of nearby residents. 
 
This is considered to be contrary to Policies IB9, CS74 and to the National 
Planning Policy Framework. 
 
Ecology 
 
Policy GE11 of the UDP states that the natural environment will be protected and 
enhanced. 
 
A preliminary ecological appraisal (dated 30 March 2017) was submitted with the 
application. This has subsequently been supplemented by a Bat Survey and a 
Reptile Survey (both dated 19th September) following a review of the original 
appraisal by the City Council’s Ecology Service. 
 
The further survey work has revealed that there are no bat roosts on the site, 
although there is some limited bat activity after dusk as occasional bats cross or 
visit the site. The reptile survey found no reptiles on site. 
 
On the basis of the additional fieldwork carried out there is considered to be no 
reason to resist the proposal on ecological grounds, subject to appropriate 
conditions to ensure that site clearance is outside the bird breeding season and a 
precautionary working method statement supervised by an ecologist. The 
development is therefore considered to comply with Policy GE11. 
 
Highways 
 
The applicant has advised that staff will only visit the site on an ad hoc basis and 
there is a significant amount of circulation space. In the operational phase it is 
considered that there will be very little impact on the highway network as a result of 
the development. The existing access into the site has good visibility in both 
directions. The Highways officer has raised no objections to the proposal, subject 
to the imposition of conditions. 
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Although it is accepted that there will be increased HGV movements during the 
construction phase Highways officers have confirmed that this would not be a level 
that would justify resisting the proposal, particularly bearing in mind the very low 
traffic generation once the plant is operational. 
 
Amenity Issues 
 
Policy IB9 part b of the UDP seeks to ensure that new development does not 
unacceptably affect the living conditions of any housing uses. Policy IB14 of the 
Unitary Development Plan requires the provision of an environmental buffer 
between industry and sensitive uses. 
 
Noise 
 
The closest residents are located on Rotherham Road immediately to the west of 
the application site such that this is a particularly important consideration. 
 
The application was accompanied by a Noise Assessment which has been 
reviewed by the Council’s Environmental Protection Service (EPS). A BS4142 
assessment has been undertaken which shows that the sound levels would be 
below the prevailing background noise levels during the daytime but would be 
above the prevailing background noise levels overnight. 
 
The EPS has directly contacted and discussed the scheme with the noise 
consultant to clarify how often the site is operated under emergency situations 
outside daytime hours in order to aid EPS comment. Following these discussions 
the EPS consider that the proposed mitigation within the noise assessment is 
satisfactory subject to it forming a condition of the development and that the plant 
does not operate overnight between the hours of 2300 and 0700 hours. 
 
Given the significant number of objections and concerns of local residents, in 
particular the potential noise impact of plant and equipment, the EPS has also 
recommended a condition requiring validation testing of the scheme of noise 
mitigation measures in order to confirm that the specified noise levels in the report 
have been achieved – i.e – that there is no increase in background noise levels at 
the nearest noise sensitive receptors (housing) when the plant is operational. 
 
On this basis the proposal is considered to comply with Policy IB9 (b). 
 
Air Quality 
 
Policy CS66 of the Core Strategy states that action to protect air quality will be 
taken in all areas of the city. Further action to improve air quality will be taken 
across the built-up area, and particularly where residents in road corridors with 
high levels of traffic are directly exposed to levels of pollution above national 
targets.  
 

Sheffield as a whole falls within and Air Quality Management Area due to breaches 
of UK and European Union thresholds for air quality particularly due to 
exceedances of N02 (nitrous oxide) and PM10 (particular matter) concentrations.  
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The applicant has submitted an air quality assessment with the application 
prepared by Air Quality Consultants Ltd which carries out an assessment of the 
potential impact on local air quality arising from the operation of a proposed 
20MWe gas standby power generation facility from 8 generators. The report 
confirms that the effects of the construction phase of the development are not 
considered to have any adverse effect on air quality and can be managed by 
suitable construction management techniques. 
 
The proposal would result in the production of oxides of nitrogen generally referred 
to as NOx – a mixture of nitrogen dioxide (NO2) and nitric oxide (NO), during the 
operation of the power plant, which is likely to have an impact on the local air 
quality. 
The Council’s Air Quality Officer has considered the assessment on the basis of 
the predicted 6.5m chimney height and of the proposed 1,500 hours of the year 
that the STOR facility is likely to be operational. 
 
On the basis of the information provided the Council’s Air Quality Officer is satisfied 
that the air quality assessment methodology employed is acceptable and that the 
findings are in order. There are no known exceedances of the air quality objectives 
within 1 kilometre of the site. The background levels of NO2 in the vicinity of the site 
using the Defra background maps are derived to be between 14.5 and 30.7 which 
is well below the objective value of 40. 
 
Due to the magnitude of change, as a result of the predicted impact of the annual 
average concentration of NO2 on residential properties in the local area, which is 
up to 2.2μg/m3, EPS asked the applicant to model the impact of the facility with an 
increased chimney height of 10 metres. An addendum to the original air quality 
assessment was submitted to model this scenario. The findings of the report show 
that there would only be a minor benefit in increasing the height of the chimneys 
although the Air Quality Officer prefers a cautionary approach and would 
recommend that the chimney height is increased to the 10 metres to try and reduce 
the ground level process contributions. 
 
The Air Quality Officer has considered the cumulative impact of this proposal with 
the nearby proposed similar facility and this is the reason for recommending a 
higher chimney height than originally proposed. 
 
On this basis the Air Quality Officer has confirmed that there is no basis for 
resisting the proposal on air quality grounds as the effects will be insignificant and 
as such the development meets the terms of Policy CS66. 
 
Ground Conditions 
 
Policy MW9 of the Unitary Development Plan states that development will not be 
acceptable on unstable land unless it can be effectively treated. 
 
The application was accompanied by a Phase 1 Preliminary Risk Assessment and 
Coal Mining Assessment. The Council’s Environmental Protection Service has 
reviewed the submitted information. The original report was not considered to be 
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satisfactory. The conceptual site model identifies buried tanks on a former garage 
site to west of the site.  
 
An updated Phase 1 report has subsequently been submitted to address the above 
issue and concludes that there is a low risk of contamination sources including the 
underground tank but that a Phase 2 site investigation report is required to confirm 
the exact mitigation / remediation that will be required. This can be secured by 
condition. 
 
On this basis the development complies with Policy MW9. 
 
Drainage 
 
The site is in Flood Zone 1 which means that it is not susceptible to flooding, 
making it an appropriate site for a flexible energy plant. Such facilities are indeed 
only permitted in Flood Zone 1. 
 
The application was not accompanied by a sustainable urban drainage statement 
and full drainage details would need to be reserved by condition if the scheme was 
considered acceptable in other respects.  
 
The Lead Local Flood Authority has confirmed that there is a surface water sewer 
adjacent to the site that would be the preferred route for discharge provided that 
Yorkshire Water is in agreement with this method. If this is the present route for the 
site and this can be proven, a 30% reduction based on the existing rate of 
discharge would be needed; otherwise a greenfield rate will apply. 
 
The lower part of the site could provide an environment for surface water treatment 
and attenuation within an open basin with shallow storage before offsite discharge.  
Capture and conveyance of flows from hard standing areas can be kept on the 
surface in adjacent landscapes, for example swales. These issues could be 
addressed in a future drainage submission. 
 
Yorkshire Water has raised no objections to the proposals subject to a condition 
requiring full drainage details prior to the development commencing. They have 
stated that the developer will be required to provide evidence to demonstrate that 
surface water disposal via infiltration or watercourse are not reasonably practicable 
before considering disposal to the public sewer in Orgreave Road. 
 
It is considered that the drainage of the site can be dealt with satisfactorily subject 
to the imposition of a suitably worded condition. 
 
RESPONSE TO REPRESENTATIONS 
 
It is considered that the majority of issues raised have been covered in the main 
body of this report. 
 
The application is accompanied by supporting submissions which address the 
legitimate concerns of local residents. These reports have been assessed by the 
Council’s Air Quality Officer and the Environmental Protection Service and they 
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have concluded that they concur with the findings of the reports to the extent that 
there is no justification for refusing the application on the grounds of air quality or 
noise impacts. 
 
The consultation on the planning application followed the principles set out in the 
Council’s Statement of Community Involvement. 
 
The site is designated as within a general industrial area and is surrounded by 
commercial uses. It is thus not currently an appropriate site on which to develop 
low cost housing as suggested by one of the respondents. 
 
SUMMARY AND CONCLUSION 
 
The proposal for a gas powered standby generation facility to generate up to 
20MW of electricity at short notice to meet peaks in demand within the local 
electricity network, fed though the National Grid, would assist with ensuring a 
stable electricity supply to meet the demands of economic growth.  
 
Local residents have raised legitimate concerns about the impact of the proposals 
in particular on local air quality and in terms of noise disturbance. These issues 
have been assessed by the Council’s technical experts and they have concluded 
that the impacts are at an acceptable level such that a refusal of planning 
permission on this basis would not be justified. 
 
Whilst it is accepted that there will be HGV movements associated with the 
construction phase of the development, in the operational phase there will be very 
few vehicle movements associated with the use as the site is only visited for 
maintenance and security reasons. 
 
The visual impact of the proposal has been carefully considered and this is the 
issue that is of significant concern given the particular locational characteristics of 
the site in question, being at the very edge of the industrial estate and in very close 
proximity to an established residential area. Given that the development essentially 
consists of open storage of plant and equipment it is considered to be of poor 
design. Whilst the site does have trees to two boundaries these will not be in leaf in 
late Autumn, Winter and early Spring, such that their screening ability will be 
compromised. This is especially problematic as it will result in a poor outlook for 
residents opposite the site. Only the construction of a well-designed permanent 
building would resolve this problem. 
 
Having regard to all of the material considerations in this case it is considered that, 
on balance, the proposed development does not comply with the provisions of the 
Development Plan or guidance contained in the National Planning Policy 
Framework. 
 
It is therefore recommended that planning permission is refused.  
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Case Number 

 
16/04516/FUL  
 

Application Type Full Planning Application 
 

Proposal Erection of 96x dwellings with associated landscaping 
and access works 
 

Location Playing Field Between Cradock Road,  
City Road And Park Grange Road  
Cradock Road  
Sheffield  
S2 2JX 
 

Date Received 30/11/2016 
 

Team City Centre and East 
 

Applicant/Agent Mr Craig Hawley 
 

Recommendation GRA GC subject to Legal Agreement 
 

Time limit for Commencement of Development 
 
 1. The development shall be begun not later than the expiration of three years 

from the date of this decision. 
  
 Reason:  In order to comply with the requirements of the Town and Country 

Planning Act. 
 
Approved/Refused Plan(s) 
 
 2. The development must be carried out in complete accordance with the 

following approved documents: 
  
 -  Drawing no. 2796-0-001 T, ' Proposed Site Layout' 
 -  Drawing no. 2796-0-004 A, 'Proposed Boundary Types Plan' 
 -  Drawing no. 201/F, ' 201 Dwelling type' 
 -  Drawing no. 202/1F, '202 Dwelling type' 
 -  Drawing no. 212/1, '212 Dwelling type' 
 -  Drawing no. 301/1G, '301 Dwelling type' 
 -  Drawing no. 304/1E, '304 Dwelling type' 
 -  Drawing no. 307/1B, '307 Dwelling type' 
 -  Drawing no. 309/1E, '309 Dwelling type' 
 -  Drawing no. 313/1, '313 Dwelling type' 
 -  Drawing no. 314/1, '314 Dwelling type' 
 -  Drawing no. 401/1G, '401 Dwelling type' 
 -  Drawing no. 404/1F, '404 Dwelling type' 
 -  Drawing no.  403/1H, '403 Dwelling type' 
 -  Drawing no. 17/275/ATR/002, 'Large Refuse Vehicle Tracking Manoeuvre' 
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 -  Drawing no. STE-16-13-03-02 A, 'Long sections sheet 2'  
 -  Drawing no.  17/275/ATR/001, 'Large Refuse Vehicle Tracking   

 Manoeuvre' 
 -  Drawing no.  STE-16-13-01 D, 'Engineering Layout' 
 -  Drawing no. STE-16-13-03-03 a, 'Long sections sheet 3' 
 -  Drawing no. 2796-0-002, 'Proposed Street Scenes' 
 -  Drawing no. Addendum to 309/1E, 'House type 309' 
  
 Reason:  In order to define the permission. 
 
Pre Commencement Condition(s) – (‘true conditions precedent’ – see notes 
for definition) 
 
 3. No development shall commence unless and until all interests in the 

development site are subject to and bound by the terms of a Section 106 
agreement or undertaking in the form of a draft Section 106 undertaking 
annexed to the agreement related to this planning permission which is 
entered into pursuant to Section 111 of the Local Government Act 1972 
between Sheffield City Council and Gleeson Regeneration Limited dated 
11th August 2017. 

  
 Reason: To secure the delivery of replacement / enhanced formal open 

space in accordance with adopted planning policy. 
 
 4. No development shall commence until full details of measures to protect the 

existing trees and shrubs to be retained, have been submitted to and 
approved in writing by the Local Planning Authority and the approved 
measures have thereafter been implemented.  These measures shall 
include a construction methodology statement and plan showing accurate 
root protection areas and the location and details of protective fencing and 
signs. Protection of trees shall be in accordance with BS 5837, 2012 (or its 
replacement) and the protected areas shall not be disturbed, compacted or 
used for any type of storage or fire, nor shall the retained trees, shrubs or 
hedge be damaged in any way. The Local Planning Authority shall be 
notified in writing when the protection measures are in place and the 
protection shall not be removed until the completion of the development. 

  
 Reason:  In the interests of protecting the identified trees on site. It is 

essential that this condition is complied with before any other works on site 
commence given that damage to trees is irreversible. 

 
 5. No development shall commence until a Landscape and Ecological 

Management Plan, including short, medium and long term aims and 
objectives, management responsibilities and maintenance schedules for all 
distinct areas, has been submitted to and approved in writing by the Local 
Planning Authority. The Landscape and Ecological Management Plan shall 
thereafter be implemented as approved. 
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 Reason:  In the interests of protecting the biodiversity of the site. It is 
essential that this condition is complied with before any other works on site 
commence given that damage to existing habitats is irreversible. 

 
 6. No development shall commence until full details of the proposed surface 

water drainage design, including calculations and appropriate model results, 
have been submitted to and approved by the Local Planning Authority. This 
shall include the arrangements and details for surface water infrastructure 
management for the life time of the development. The scheme shall detail 
phasing of the development and phasing of drainage provision, where 
appropriate. The scheme should be achieved by sustainable drainage 
methods whereby the management of water quantity and quality are 
provided. Should the design not include sustainable methods evidence must 
be provided to show why these methods are not feasible for this site.  The 
surface water drainage scheme and its management shall be implemented 
in accordance with the approved details.  No part of a phase shall be 
brought into use until the drainage works approved for that part have been 
completed. 

  

 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. 

 

 7. No development shall commence until the improvements (which expression 
shall include traffic control, pedestrian and cycle safety measures) to the 
highways listed below have either; 

  
 a)  been carried out; or 
 b)  details 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 the 
dwellinghouses is/are brought into use. 

  
 Highway Improvements: Traffic calming measures on Cradock Road 
  
 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, and 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. 

 
 8. 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. 
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 9. Unless shown not to be feasible and viable, no development shall 
commence until a report has been submitted to and approved in writing by 
the Local Planning Authority identifying how a minimum of 10% of the 
predicted energy needs of the completed development will be obtained from 
decentralised and renewable or low carbon energy, or an alternative fabric 
first approach to offset an equivalent amount of energy. Any agreed 
renewable or low carbon energy equipment,  connection to decentralised or 
low carbon energy sources, or agreed measures to achieve the alternative 
fabric first approach, shall have been installed/incorporated before any part 
of the development is occupied, and a report shall have been submitted to 
and approved in writing by the Local Planning Authority to demonstrate that 
the agreed measures have been installed/incorporated prior to occupation. 
Thereafter the agreed equipment, connection or measures shall be retained 
in use and maintained for the lifetime of the development. 

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

the interests of mitigating the effects of climate change and given that such 
works could be 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. 

 
10. No development shall commence until details of the means of ingress and 

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

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

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

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

11. Large scale details, including materials and finishes, at a minimum 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: 

  
 -  typical windows 
 -  typical window reveal 
 -  typical doors 
 -  canopies 
 -  verges 
 -  eaves 
 -  any retaining structures adjacent to the footway 
  
 Thereafter, the works shall be carried out in accordance with the approved 

details. 
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 Reason:  In order to ensure an appropriate quality of development. 
 
12. The residential accommodation hereby permitted shall not be occupied 

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

 a) Be based on the findings of approved noise survey (Planning Noise & 
Vibration Assessment, ref: RK1985/16266/First Issue, dated: 11/08/16, 
prepared by: Spectrum Acoustic Consultants) 

 b) Be capable of achieving the following noise levels: 
 Bedrooms: LAeq (8 hour) - 30dB  (2300 to 0700 hours); 
 Living Rooms & Bedrooms: LAeq (16 hour) - 35dB  (0700 to 2300 hours); 
 Other Habitable Rooms: LAeq (16 hour) - 40dB  (0700 to 2300 hours); 

Bedrooms: LAFmax - 45dB  (2300 to 0700 hours).  
 c) Where the above noise criteria cannot be achieved with windows 

partially open, include a system of alternative acoustically treated ventilation 
to all habitable rooms. 

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

  
 Reason:  In the interests of the amenities of the future occupiers of the 

building. 
 
13. Before the use of the development is commenced, Validation Testing of the 

sound attenuation works shall have been carried out and the results 
submitted to and approved by the Local Planning Authority.  Such Validation 
Testing shall: 

 a) Be carried out in accordance with an approved method statement. 
 b) Demonstrate that the specified noise levels have been achieved.  In 

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

  
 Reason:  In order to protect the health and safety of future occupiers and 

users of the site. 
 
14. No demolition and/or construction works shall be carried out unless 

equipment is provided for the effective cleaning of the wheels and bodies of 
vehicles leaving the site so as to prevent the depositing of mud and waste 
on the highway. Full details of the proposed cleaning equipment shall be 
approved in writing by the Local Planning Authority before it is installed. 

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

Page 46



 

15. No dwelling which is shown on the plans to be provided with a boundary wall 
with timber infills shall be occupied unless such boundary wall has been 
erected in accordance with details to be submitted to and approved in 
writing by the Local Planning Authority and thereafter such boundary wall 
shall be retained. 

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

proposed dwellings. 
 
16. Prior to the occupation of any dwellinghouse, the boundary treatments listed 

in the following drawings shall have been carried out in accordance with 
those drawings and thereafter such boundary treatments shall be retained:- 

  
 - drawing no. SD107 Rev A; 
 - drawing no. SD107/3; 
 - drawing no. SD107/5; and 
 - drawing no. SD111 Rev B. 
  
 Reason:  In the interests of the visual amenities of the locality and the 

amenities of future occupants of the dwellinghouses. 
 

17. The dwellinghouses shall not be used unless all redundant accesses have 
been permanently stopped up and reinstated to kerb and footway, and any 
associated changes to adjacent waiting restrictions that are considered 
necessary by the Local Highway Authority including any Traffic Regulation 
Orders are implemented. The means of vehicular access shall be restricted 
solely to those access points indicated in the approved plans. 

  
 Reason:  In the interests of highway safety and the amenities of the locality. 
 
18. Prior to the construction of the dwellinghouses, full details of typical bin store 

facilities shall have been submitted to and approved in writing by the Local 
Planning Authority and such bin store facilities shall be provided in 
accordance with the approved details and thereafter retained. 

  
 Reason:  In the interests of amenities of future residents. 
 
19. Prior to the construction of dwellinghouses, full details of bat tubes/in-cavity 

boxes to be incorporated into a number of dwellinghouses, which shall be 
identified on a site plan and shall have been submitted to and approved in 
writing by the Local Planning Authority and the bat tubes/boxes shall be 
provided in accordance with the approved details and thereafter retained. 

  
 Reason:  In the interests of enhancing the wildlife habitat. 

 
20. Prior to the occupation of dwellinghouses, bird boxes shall have been 

provided within the site, but before such bird boxes are provided, full details 
shall have been submitted to and approved in writing by the Local Planning 
Authority. Following installation the bird boxes shall thereafter be retained. 
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 Reason:  In the interests of encouraging wildlife. 
 
21. Prior to the construction of any highways, hardstandings or driveways along 

the north-west of the site full constructional details of all proposed hard 
surfacing, which shall include alternative constructional measures to protect 
any tree roots within the vicinity and where development will be within the 
root protection zones, shall be submitted to and approved in writing by the 
Local Planning Authority and thereafter such works shall be carried out in 
accordance with the approved details.  

  
 Reason:  In the interests of protecting the tree root system. 
 
22. No development shall take place until details are submitted for written 

approval by the Local Planning Authority specifying measures to monitor 
and control the emission of dust during construction works. 

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

adjoining property. 
 
23. Prior to any crowning or pruning of trees commencing, detailed 

specifications of all proposed works shall be submitted to and approved in 
writing by the Local Planning Authority and thereafter such works shall be 
carried out in accordance with the approved details. 

  
 Reason:  In the interests of tree health and the visual amenities of the 

locality 
 
24. All vegetation on site shall be removed outside of the bird breeding season 

(beginning of March to the end of August) and in the event that vegetation is 
removed within this period, the site shall be checked prior to clearance for 
breeding birds and if present the young shall be allowed to fledge. 

  
 Reason:  In the interests of protecting wildlife habitats. 
 
25. The details shown on drawing no. SD712 Rev E relating to the proposed 

gravel driveways are not approved.  Driveway surfaces shall not be 
constructed of gravel or other form of loose material and full details of a 
bound surface shall be submitted to and approved in writing by the local 
planning authority before that part of the development commences. 
Thereafter the development shall be completed in accordance with the 
approved details before each of the relevant properties is occupied. 

  
 Reason: In the interests of pedestrian and highway safety 
 
26. No driveways, shared accesses shall be constructed until full details of an 

alternatively designed driveway/shared access has been submitted to and 
approved in writing by the Local Planning Authority and such driveways and 
shared accesses shall be constructed in accordance with the approved 
details and thereafter retained. 
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 Reason:  In the interests of highway safety and the amenities of future 
occupants of the site. 

 
27. Prior to the construction of the dwellinghouses, full details of the proposed 

roofing materials shall have been submitted to and approved in writing by 
the Local Planning Authority. 

  
 Reason: In the interests of the visual amenities of the locality. 
 
28. Upon completion of any measures identified in the approved Remediation 

Strategy or any approved revised Remediation Strategy a Validation Report 
shall be submitted to the Local Planning Authority.  The development shall 
not be brought into use until the Validation Report has been approved in 
writing by the Local Planning Authority.  The Validation Report shall be 
prepared in accordance with Contaminated Land Report CLR11 
(Environment Agency 2004) and 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. 
 
29. The three boundary fences positioned to the north-west of the site, dividing 

the plots of 42, 43 and 57 are not approved.  Before these dwellinghouses 
are occupied full details of an alternative boundary treatment, including full 
constructional details (and alternative methods of construction where they 
will be within the vicinity of any tree roots) shall be submitted to and 
approved in writing by the Local Planning Authority and the boundary 
treatment shall be carried out in accordance with the approved details and 
thereafter retained. 

  
 Reason:  In the interests of the visual amenities of the locality and in the 

interests of preventing damage to the tree root system. 
 
Other Compliance Conditions 
 
30. The gradient of shared pedestrian/vehicular access shall not exceed 1:12 . 
  
 Reason:  In the interests of the safety of road users. 
 
31. Unless otherwise indicated on the approved plans no tree, shrub or hedge 

shall be removed or pruned without the prior written approval of the Local 
Planning Authority. 

  
 Reason:  In the interests of the visual amenities of the locality. 
 
32. Surface water discharge from the completed development site shall be 

restricted to a maximum flow rate of 5 litres per second. 
  
 Reason:  In order to mitigate against the risk of flooding. 
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33. Surface water and foul drainage shall drain to separate systems. 
  
 Reason:  To ensure satisfactory drainage arrangements. 
  
34. The dwellinghouses and garages shall be constructed using the external 

materials, as listed in the email from Gleesons, dated 27th June 2017. 
  
 Reason:  In the interests of the visual amenities of the locality. 
 
35. The first floor window on the elevation of the dwellinghouse (Plot 79) facing 

north-east shall be fully glazed with obscure glass to a minimum privacy 
standard of Level 4 Obscurity and no part of the window shall at any time be 
glazed with clear glass. 

  
 Reason:  In the interests of the amenities of occupiers of adjoining property. 
 
36. The first floor window on the elevation of the dwellinghouse (Plot 71) facing 

north-east shall be fully glazed with obscure glass to a minimum privacy 
standard of Level 4 Obscurity and no part of the window shall at any time be 
glazed with clear glass. 

  
 Reason:  In the interests of the amenities of occupiers of adjoining property. 
 
37. The Public Open Space shall be managed for wildlife, as recommended in 

the approved Ecological Report. 
  
 Reason:  In the interests of protecting and encouraging wildlife within the 

site. 
 

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

  
 Reason:  In the interests of the visual amenities of the locality. 
 
39. All development and associated remediation shall proceed in accordance 

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

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

dealt with. 
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40. Construction works that are audible at the site boundary shall only take 
place between 0730 hours and 1800 hours on Monday to Fridays, and 
between 0800 hours and 1300 hours on Saturdays, and not at any time on 
Sundays and Public Holidays. 

  

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

     
Attention is Drawn to the Following Directives: 
 
1. 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. 

 
2. You are advised that this development is liable for the Community 

Infrastructure Levy (CIL) charge.  A liability notice will be sent to you shortly 
informing you of the CIL charge payable and the next steps in the process, 
or a draft Liability Notice will be sent if the liable parties have not been 
assumed using Form 1: Assumption of Liability. 

 
3. The applicant should install any external lighting to the site to meet the 

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

 
4. The developer is advised to liaise with their consultant ecologists for the 

type of bird boxes and where to position them prior to submitted details to 
the Local Planning Authority. 

 
5. Where highway schemes require developers to dedicate land within their 

control for adoption as public highway an agreement under Section 38 of the 
Highways Act 1980 is normally required. 

  
 To ensure that the road and/or footpaths on this development are 

constructed in accordance with the approved plans and specifications, the 
work will be inspected by representatives of the City Council.  An inspection 
fee will be payable on commencement of the works.  The fee is based on 
the rates used by the City Council, under the Advance Payments Code of 
the Highways Act 1980. 

  
 If you require any further information please contact: 
  
 Mr S Turner 
 Highway Adoptions 
 Highways Maintenance Division 
 Howden House, 1 Union Street  
 Sheffield, S1 2SH 

Page 51



 

  
 Tel: (0114) 273 4383 
 Email: stephen.turner@sheffield.gov.uk 
 
6. The developer is advised to direct any form of lighting away from the line of 

trees along the north of the site, owing to potential bat activity. 
 
7. The developer should be aware that a number of issues have been raised 

by South Yorkshire Passenger Transport Executive (SYPTE), particularly as 
the development will be near to the Supertram.  All works need to be carried 
out in accordance with the 'Stagecoach Supertram Code of Practice for 
Working on or Near the Tramway'.  For your information, all SYPTE 
comments will be attached to any future decision notice.     

 
8. You are required, as part of this development, to carry out works within the 

public highway.  You must not start any of this work until you have received 
formal permission under the Highways Act 1980 in the form of an S278 
Agreement. Highway Authority and Inspection fees will be payable and a 
Bond of Surety required as part of the S278 Agreement. 

  
 You should contact the S278 Officer for details of how to progress the S278 

Agreement: 
  
 Mr J Burdett 
 Highways Development Management 
 Highways Maintenance Division 
 Howden House, 1 Union Street  
 Sheffield  
 S1 2SH 
  
 Tel: (0114) 273 6349 
 Email: james.burdett@sheffield.gov.uk 
 
9. 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 here: 

  
 http://www.sheffield.gov.uk/home/roads-pavements/Address-management 
  
 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. 

 
10. Before commencement of the development, and upon completion, you will 

be required to carry out a dilapidation survey of the highways adjoining the 
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site with the Highway Authority.  Any deterioration in the condition of the 
highway attributable to the construction works will need to be rectified. 

  
 To arrange the dilapidation survey, you should contact: 
  
 Highway Co-Ordination 
  
 Telephone: 0114 273 6677  
 Email: highways@sheffield.gov.uk 
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Site Location 

 
© Crown copyright and database rights 2016 Ordnance Survey 10018816 

Page 54



 

LOCATION AND PROPOSAL 
 
The site is approximately 3.35 hectares and lies within a residential 
neighbourhood. The site was previously playing fields associated with a school but 
has since been used as informal open space, and regularly used by dog walkers.   
 
The north-west of the site is bounded by Spring Lane which includes the 
Supertram route and tram stop adjacent to the site. Housing adjoins the north east 
of the site and beyond this is City Road, a strategic vehicular route into the city 
centre. To the west of the site there is an Education Inclusion Centre which has 
two multi-use pitches and vehicular hardstanding, the latter of which has vehicular 
access through the site, from Cradock Road.  
 
The site is generally open grass with an established row of mature trees marking 
the north-west boundary. There is also a metal fence along this boundary which 
has an opening, and is informally used to obtain pedestrian access to the tram 
stop. 
 
The north-eastern half of the site is relatively flat, whilst the south-western half is 
elevated several metres. 
 
Planning permission is being sought to develop the site for residential 
development.  The proposed development comprises 96 semi-detached and 
detached houses, of which 33 will be 2 bedroomed, 58 will be 3 bedroomed, and 5 
will be 4 bedroomed.   
 
RELEVANT SITE HISTORY 
 
16/02948/PREAPP – In July 2016 pre-application advice was sought for the 
redevelopment of the site to comprise of 90 dwellinghouses. 
  
SUMMARY OF REPRESENTATIONS 
 
The application was advertised 23rd March 2017 and eight site notices were also 
displayed around the site on the same day.  Following neighbour consultation, four 
letters of representation have been received and their comments are summarised 
below: 
 

- Playing field bequeathed to the City and People of Sheffield by the Duke of 
Norfolk for educational and recreational use.  If this is the case how can 
planning permission be given? (NB. The presence of a specific covenant on 
land is not a planning issue). 

- As the school is no longer in existence, the land should be formally 
incorporated into Norfolk Park, extending the green corridor into the city 
centre.  

- The proposed house will be built very close to rear boundary wall; query 
extent of site boundary fronting towards City Road properties. (NB. Matters 
relating to land ownership are not a planning issue). 
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- The layout shows a red line around my home, preventing the use of the 
driveway. (A relocated driveway is proposed at the front of the School 
House).  

- Difficultly turning into and out of Cradock Road from City Road with many 
near misses at the junction. 

- Additional traffic from the proposed development will result in queues at the 
junction, significantly increasing time taken to turn onto City Road, raising 
the risk of accidents as drivers risk cutting in front of oncoming traffic.  
Measure need to be put in place on Cradock Road/City Road to give some 
sort of priority to traffic from Cradock Road. 

- Residents of Cradock Road were consulted, but no consultation with 
Cradock Mews. (NB. Site notices were displayed around the site and on 
neighbouring highways, including Cradock Mews, amongst others). 

- Cradock Road itself is poorly designed.  The bottom of Cradock Road is 
prone to flooding and pot holes appear just as quickly as they are filled in.  
The increased traffic will no doubt make the road worse.   

 
Issues raised in relation to highway matters are considered under the heading of 
‘Highway Issues’ and the loss of open space is considered under the heading of 
‘Land Use Policy’. 
 
Sheffield Wildlife Trust has responded and their comments are summarised below: 
 

- The land is designated as amenity green space and is used informally by 
local residents for dog walking. 

- The SLR ecology report states that: 
- Poor semi-improved grassland is of low intrinsic value; 
- The tree lines and scrubby vegetation on the margins of the site and the 

clump of trees in the centre have higher intrinsic value and may be used for 
foraging bats and nesting birds. 

- The reasonably species-rich area of grassland at the southern end of the 
site also has ecological value, particularly for invertebrates. 

- Under current proposals, the trees and scrub will largely be retained, 
thereby maintaining a large part of the ecological value of the site. 

- Protective fencing should be erected around the trees and vegetation due to 
be retained during the construction process, to protect these areas (and 
their associated roots).  

- The grassland is due to be lost to accommodate proposed housing.  
- To compensate for the loss of grassland, it is recommended that a 

proportion of the proposed area of Public Open Space (POS) be 
sympathetically managed for wildlife, including a low intensity mowing 
regime of sections of the grassland (perhaps around the margins of the 
POS).  

- The planning statement 5.029-5.032 backs this up but then the plans do not 
show where these things would happen in practice.  Where is the public 
open space? Where are the new trees to be planted? 

- Due to the loss of amenity green space, trees, brushes and species-rich 
grassland, some compensation and mitigation is required. 

- There should be a condition laying out these details in an ecological 
management plan to be approved by the Council’s Ecology Unit.  This would 
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ensure the mitigation and compensation is put into place correctly from the 
beginning (including during construction) and ensure the long-term 
management  
 

All matters relating to ecological and landscaping issues have been addressed 
within the report.  Appropriate conditions and directives will be imposed to secure 
the recommended ecological enhancements are carried out and that identified 
trees will be retained and protected and future landscaping will be provided and 
maintained.  
 
South Yorkshire Passenger Transport Executive (SYPTE) has been consulted and 
they raised a number of concerns in relation to surface water drainage and works 
within the vicinity of the tramway.   
 
While drainage matters have been addressed and full details will be required by 
condition, a directive will be recommended to advise the applicant in relation to the 
latter. 

 
Supertram has commented on the proposals and raised no objections subject to a 
number of operational issues being addressed to maintain the integrity of the tram 
network during and after construction. All works have to be carried out in 
accordance with the ‘Stagecoach Supertram Code of Practice for Working on or 
Near the Tramway’. 
 
The legitimate issues raised by Supertram will be controlled via the use of 
appropriate conditions and directives.    
 
PLANNING ASSESSMENT 
 
Land Use Policy 
 
It is necessary to identify and assess the development against relevant local 

planning policies, which are those contained within the Unitary Development Plan 

(UDP) and the Local Development Framework, Core Strategy (March 2012).   

The site lies within a well-established housing area and relates to land which is in 
both designated as Housing and Open Space, the latter of which representing the 
majority of the land.  UDP Policy H10 ‘Development in Housing Areas’ states that 
the preferred use is housing (Class C3 use), and as such, the proposed 
development is considered acceptable in policy terms on this part of the site.  
 
Core Strategy Policy CS47 ‘Safeguarding of Open Space’ serves to ensure there is 
satisfactory open space available to meet the needs of local people.   The policy 
does not permit development where it would: 
 

a. Result in a quantitative shortage of either informal or formal open space in 
the local area; or 

b. Result in the loss of open space that is of high quality or of heritage, 
landscape or ecological value; or 
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c. People in the local area would be denied easy or safe access to a local park 
or to smaller informal open space that is valued or well used by people living 
or working in the local area; or 

d. Cause or increase a break in the city’s Green Network. 
 

Development that would still result in the loss of open space will only be permitted 
where: 
 

e. as soon as practicable, equivalent or better replacement open space would 
be provided in the local area; or 

f. the site identified as surplus for its current open space function and: 
i.  a proposed replacement would, as soon as practicable, remedy a 
deficiency in another type of open space local area; or 
ii.  It could not fulfil other unsatisfied open space needs; or 

g. the development would be ancillary to the open space and have a minimal 
impact on the use or character of the open space. 

 
An open space assessment has been carried out, which shows that, overall, there 
is sufficient provision of open space within the local area, but there is a shortage of 
outdoor sports provision compared to the recommended standard.  The loss of all 
of the open space part of the site would not result in a quantitative shortage of 
open space, and would not be contrary to part (a) of policy CS47. 
 
The playing field has not been used in the past 5 years, therefore there will not be 
a loss of ‘high quality’ open space under part (b).   
 
This site is not considered to be a high value or well-used site as a playing field or 
general open space, so its loss would not deprive local people under part (c).  It is 
however used by dog walkers and people cutting across from Cradock Road to 
Spring Lane to access the tram stop.  The proposed development has been 
designed to include a pedestrian link between the two frontages and therefore will 
ensure that access is maintained. 
 
The site does not form part of the City’s Green network and as such, part d is not 
relevant. 
 
An assessment of open space shows that there is an under-supply of outdoor 
sports provision in the local area, therefore the land should be replaced elsewhere 
in line with CS47 (e).  However, in this instance it is unlikely to be possible or 
desired to replace the space within the local area.  Therefore, development of the 
site would be contrary to CS47 (e).  However, this does need to be balanced 
against the fact that a) the site has not been used for outdoor sports provision for a 
number of years, and b) the city does not have a 5-year supply of housing land.  In 
this regard, it is considered that there is a case for accepting financial 
compensation in lieu of providing on-site provision.  Following consultation with 
Parks and Countryside, a tennis project at Hollinsend Park has been identified as 
the most appropriate recipient of a contribution.  The project requires £100,000 of 
funding to bring it forward.   
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There were previously two full sized football pitches on the site as well as tennis 
courts and a running track.  Based on figures from Sport England, the cost of 
providing two replacement football pitches is quoted as being £175,000.  In light of 
the costs involved in providing replacement facilities, and given the potential 
viability of the development, a contribution of £100,000 is considered to be 
reasonable and appropriate to the scale of development.   
 
The development would not be ancillary to the open space therefore part g is not 
relevant in this case. 
 
Core Strategy Policy CS41 'Creating Mixed Communities' encourages the creation 
of mixed communities, which will be promoted by encouraging the development of 
housing to meet a range of needs including a mix of prices, sizes, types and 
tenures.  Part a of CS41 seeks to provide a broad range of smaller households in 
the City and other highly accessible locations, with no more than half of the new 
homes in larger developments (large developments being defined as 60 or more 
dwellings) consisting of a single house type.  The proposal will provide a mix of 
house types, in the form of semi-detached and detached dwellinghouses, with 
semi-detached making up two thirds of the development.  Although this will result 
in a dominant house type, it is considered acceptable in this instance as it will 
provide family accommodation, which is an appropriate form of development for 
this area.  
 
Core Strategy Policy CS26 ‘Efficient Use of Housing Land and Accessibility’ 
requires appropriate housing densities to ensure the efficient use of land.  Given 
that the site is within the City Centre, the recommended density should be at least 
40-60 dwellings/ units per hectare.   The proposal will achieve a housing density of 
29 dwellings per hectare and thus, will not meet the requirement.  However, the 
policy allows densities outside these ranges where the development will achieve 
good design, which reflects the character of an area.  In this regard, it is 
considered that the type of accommodation provided is compatible with the 
character of the area and will fit comfortably within the existing urban area.  As 
such, the proposed development will accord with Policy CS26. 
 
Design Issues 
 
UDP Policy BE5 and Core Strategy Policy CS74 set out the design principles.  
Policy BE5 requires development to incorporate good design, the use of good 
quality materials and encourages original architecture.  New buildings should 
complement the scale, form and architectural style of surrounding buildings and the 
design should take account of the natural and built features of the site.  
 
Core Strategy Policy CS74 says that high quality development will be expected 
that takes advantage of and enhances the distinctive features of the City including 
the landscape and townscape character of the city’s quarters with their associated 
scale, layout and built form, building styles and materials. 
 
In April 2015, an Informal Planning Advice Note (IPAN) was prepared for the site 
by the Planning Service and later updated in February 2016.  The document 
provides advice on the basis of a comprehensive development.  The IPAN has not 
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been approved by the Planning and Highways Committee, but serves only to 
provide advice in respect of the issues and opportunities for the redevelopment of 
the site, although the policies and the evidence they are based on do apply.   
 
Members should be aware that pre-application discussions have taken place prior 
to the submission of this application and the proposal has been developed having 
regard to the IPAN for this site and is generally in accordance with the 
recommendations of the document.   
 
The area is a typical garden city type layout, with most of the houses built in the 
inter war period; denoted by two-storey houses with pitched roofs and enclosed 
defensible space to the front, and well- defined boundary treatments.     
 
The layout of the site is considered acceptable and whilst it has been developed 
with no clear street hierarchy, given the constraints of the site, a relatively natural 
main route has been created running from Cradock Road towards Spring Lane, 
which branches onto a number of cul-de-sac type road layouts and shared 
vehicular accesses.  The layout of the site, in part, addresses the Cradock Road 
frontage, which is the principle frontage to this site, in that it has a row of properties 
directly orientated onto the highway.  On the lower part of the site, to the south-
east, the layout does not relate as well, with two properties orientated to address 
the cul-de-sac frontages.  This is not ideal, but given the relative short expanse of 
frontage which this relates to it will not have a detrimental impact on the street 
scene.  Furthermore, the orientation of the properties will reinforce the pedestrian 
link which runs between the two properties and serve to provide additional natural 
surveillance. 
 
The houses will be provided with in-curtilage parking and garages with amenity 
space provided at the rear.  The positioning of properties varies within the 
development, with some properties being positioned relatively close to the back 
edge of the footpath whilst others are set back further from the frontage.  The 
houses are considered to be appropriately positioned such that they generally 
respond to the topography.        
 
The proposed houses are two-storey with pitched roofs and of simple traditional 
design with brick exteriors and pitched tiled roofs.  Whilst they are reflective of the 
scale of development in the wider area, the design of the houses represents 
standard house types with no contextual influences.  The area is characterised by 
properties faced in red brick, which will be the predominant facing material for 
properties fronting onto Cradock Road and Spring Lane, this will allow the 
properties to blend in with their surroundings.  Elsewhere external facades to 
properties will be faced in buff and red multi toned bricks, which will provide some 
variation within the estate with colour finishes similar to those used in a later 
development within the vicinity of the site (i.e. Cradock Mews).  
 
In light of the fact that the proposal relates to standard house types, with no 
discernible concession to the local context, features such as boundary treatments 
become influential in establishing a local hierarchy and sense of place.  The 
frontage of Cradock Road provides the main interface between the development 
and the existing neighbourhood and as such, it is important that a robust form of 

Page 60



 

boundary treatment be introduced to reflect the local context and lift the quality of 
the development.  Improvements to the boundary treatments have been sought by 
Officers and it is now proposed that the Cradock Road frontage will be provided 
with a hedge supported by a mesh fence and where there are existing metal 
railings these will be retained and refurbished and a hedge will be planted.  This 
will reinforce the front boundaries and soften the appearance of the development.  
The north-west boundary, fronting onto Spring Lane is denoted by a row of mature 
trees, which are of high amenity value.  The trees will be retained and the existing 
metal railings will be retained and refurbished. 
 
Boundaries elsewhere throughout the site will vary depending on their location.  
The frontages to properties will generally be open plan and where boundaries 
enclose rear garden spaces and positioned near to the highway, the boundary 
treatment will comprise of a brick wall with timber infill panels up to a height of 1.8 
metres.  Along the north-east boundary, bounding the rear curtilages of City Road 
properties, a 1.8 metres high fence will be provided.  Elsewhere within the site, the 
boundary treatment proposed for the sub-division of rear amenity spaces will be a 
wire fence.  This form of boundary treatment is not generally considered to be 
acceptable as it does not provide satisfactory screening to prevent overlooking 
from adjacent properties.  The developer has reiterated that the proposal 
represents low cost housing for those on low incomes and is reluctant to introduce 
an alternative form of boundary treatment owing to increased build costs. This is a 
negative aspect of this scheme.  
 
The design of the scheme falls short of achieving a high quality development, 
however, it is considered, very much on balance, to be an acceptable standard 
such that it would be difficult to justify a refusal on design grounds alone.   
 
Sustainability 
 
Core Strategy Policy CS65, which relates to renewable energy and carbon 
reduction, requires that all significant developments should provide a minimum of 
10% of their predicted energy needs from decentralised and renewable or low 
carbon energy.  
 
A statement has been submitted which confirms that the scheme will not meet the 
10% energy requirement in terms of part a. of the Policy, but will achieve a level of 
fabric energy efficiency of 8.75% beyond that required by the 2013 Building 
Regulations Part L.  The principle of allowing a fabric first approach is considered 
acceptable; however, this is on the basis that a minimum of 10% reduction in the 
energy consumption be achieved.  A condition will be imposed to secure this level 
of reduction. 
 
Residential Amenity Issues 
 
Noise and Disturbance 
 
The site is located within a predominantly residential area with some neighbouring 
commercial uses.  The background levels are relatively low throughout the late 
evening with road traffic from City Road and Park Grange Road/Spring Lane being 
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the predominant noise source.  A Noise and Vibration Assessment report has been 
submitted, which has been considered by the Environmental Protection Service, 
who has confirmed that the assessment is satisfactory.  A number of conditions are 
recommended, which include the requirement to provide a scheme of sound 
insulation works based on the findings of the noise report, with validation testing 
carried thereafter.  Additional conditions will be imposed to control construction 
works and dust during the construction phase. 
  
Effect on Existing Residents 
 
The properties will be sufficiently distanced away and in many cases, orientated 
such that occupiers of adjacent properties will be not be adversely affected in 
terms of having an overbearing impact and will not result in a significant loss of 
light.   Privacy levels will be maintained for existing residents.    
 
Highway Issues 
 
UDP Policy H14, which relates to Conditions on Development in Housing Areas, 
states that (d) a safe access to the highway network should be provided and 
appropriate off-street parking and not endanger pedestrians. 
 
A Transport Assessment Report has been submitted, which provides details of 
projected trip rates (ie number of vehicles accessing the site during peak hours), 
the figures of which derive from traffic generation surveys undertaken at 9 Gleeson 
Home developments through the north of England.  The results of the survey work 
suggest that the proposed development will not have an adverse impact on the 
highway network and will not put undue pressure on the junction of Cradock Road 
and City Road.  The Highways Officer is satisfied with the outcome of the 
assessment. 
 
The site currently has a vehicular access from Cradock Road, which serves an 
existing school house and the Inclusion Centre.  As part of the development, a 
relocated vehicular access will be provided to serve the Inclusion Centre, from 
within the site, via the main highway from Cradock Road.  A replacement driveway 
will be provided at the front of the School House, with direct access from Cradock 
Road.  This will be secured via a condition on the contract of sale.  
 
The development will be served by a 5.5 metres wide carriageway direct from 
Cradock Road, with no direct vehicular access being provided to Spring Lane.  It 
will extend through the site and orientate towards the northern edge of the site.  A 
series of road heads will be created, which then lead onto shared access roads 
that will serve up to six properties.  Footpaths will be provided on both sides of the 
main arterial road, and partially to some of the minor roads.  The Highways Officer 
is satisfied with the proposed road and footpath layout. 
 
The site will provide good connectivity to neighbouring streets, with introduction of 
a pedestrian link, from the south-east edge of Cradock Road, through to the 
northern corner of Spring Lane.  This reinforces the informal route which is already 
established and will provide easy pedestrian access to the Supertram stop and bus 
stops on Spring Lane.  
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Details of refuse tracking, and longitudinal sections through the site have been 
submitted and reviewed by the Highways Officer, who has confirmed that they are 
satisfactory.  Traffic calming measures in the form of a raised plateau at the 
junction of the site with Cradock Road have been recommended and will be 
secured through the imposition of a condition.    
 
Off-street parking in the form of individual drives, private drives and garages will be 
provided for each plot.  Each property will be served with a minimum of 2 off-street 
spaces, which is considered acceptable.  A typical detail has been provided in 
relation to the proposed surfacing treatment of driveways, which are proposed to 
be finished in macadam for the first 1.5 metres, measured from the back edge of 
the footway and the remainder will be finished in gravel. The developer argues that 
the surfacing is not a cost cutting measure but to provide a permeable surface 
within the curtilage of the plots, to control build costs and provide low cost housing 
to people on low incomes.   
    
This is not an acceptable solution, owing to the fact that it will result in loose debris 
spilling out onto the public highway, which will be to the detriment of road safety 
and is likely to be a difficult surface for individuals to negotiate; particularly the 
infirm, wheelchair users and those with prams.  Your Officers have consistently 
maintained that such surfaces are not acceptable and where they have been 
provided elsewhere in the City, have proved to be extremely problematic for 
users/residents; creating a hazardous situation for the highway network.  The detail 
is therefore not approved and proper hard surfacing treatment will be secured by a 
condition. 
   
Drainage 
 
Core Strategy Policy CS67 requires developments to significantly reduce surface 
water run-off from development sites. 
 
The site lies within Flood Zone 1 and as such, is subject to low probability of 
flooding.  A Flood Risk Assessment and a Sustainable Drainage Statement has 
been submitted to deal with surface water run-off.   
 
The Lead Local Flood Authority and Yorkshire Water have been consulted and a 
number of discussions have taken place between various parties in a bid to resolve 
the drainage situation. 
 
Yorkshire Water requires developments to be appropriately drained and promotes 
the surface water disposal hierarchy, which is infiltration, watercourse, and the last 
resort being to the public sewer.  Historic plans indicate that a possible 
watercourse exists, which runs across the site.  It was considered necessary that 
the developer carry out additional on-site investigations to establish the exact 
location, condition and point of outfall of a known culvert, which runs across the 
site.  This has now been carried out and the results of these investigations have 
been inconclusive insofar as it could not be established where the exact route was 
and point of outfall. 
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The developer is now seeking consent from Yorkshire Water to agree a discharge 
to the public sewer, which requires evidence and reporting of such survey work, 
which is to be submitted for approval from Yorkshire Water.  Given the length of 
time it has taken to get to this stage and in a bid to move the application forward, it 
is considered acceptable in this instance, to impose a pre-commencement 
condition, requiring full drainage details to be submitted and approved before the 
development is commenced. 
 
Landscaping 
 
UDP Policy GE15 requires developers to retain mature trees, copses and 
hedgerows, wherever possible, and replace any which are lost. 
 
The application is supported by a Tree Survey report, an Arboricultural Impact 
Assessment report, a plan showing trees in relation to the development and a site 
plan indicating the extent of any proposed landscaping.  
  
The site contains a number of trees and in particular, there is a row of mature 
sycamore trees along the northern boundary fronting onto Spring Lane which are 
categorised as being A2, which is a high quality classification and are therefore 
considered to be of high amenity value.  These trees will be retained along with a 
number of less significant trees within the site.  A plan indicating the extent of the 
root protection areas (RPAs) of all trees to be retained has been submitted which 
includes these trees amongst others elsewhere within the site.  Details of 
appropriate measures to protect these trees during the construction phase will be 
secured by condition together with details of proposed construction method where 
any form of development is within the root protection zone (i.e. driveways and road 
heads). 
 
There are a number of trees and shrubs within the site, which are proposed to be 
removed and/or pruned in order to facilitate the development.  In principle, this is 
acceptable, subject to the planting of some replacement trees.  The submitted site 
layout plan indicates the position of 9 replacement trees.  This level of planting is 
considered to be meagre but this is considered acceptable on the basis that this is 
a low cost development providing low cost housing. 
 
Ecology 
 
The key principle of the NPPF is to conserve and enhance the natural 

environment.  The planning system should contribute to and enhance the natural 

and local environment by minimising impacts on biodiversity and providing net 

gains in biodiversity where possible. 

An Extended Phase 1Habitat Survey report has been submitted, which identifies 
the potential for foraging bats in trees within the site, with moderate potential also, 
for roosting bats where there are bat boxes located on two trees on the northern 
boundary.  The City Ecologist has advised that it will not be necessary to carry out 
further survey work.  To enhance roosting opportunities bat tubes/in-cavity bat 
boxes should be incorporated into a number of dwellings.  This will be conditioned.   
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The Ecologist has provided further advice in respect of birds, trees and the public 
open space within the site and put forward a number of recommendations for the 
enhancement to the site to benefit wildlife.  These include:- 
 

- The removal of all vegetation on the site being outside the bird breeding 
season.  If in the event that this occurs within this period, the site should be 
checked just before clearing for breeding birds and if present then the young 
allowed to fledge. 

- The provision of bird boxes. 
- The trees and vegetation to be retained must be fenced to prevent 

accidental damage and must be in place prior to any construction work 
commencing on site. 

- No storage of material should be allowed or vehicular access within the 
fenced area. 

- The public open space should be managed for wildlife, as recommended in 
the Ecological Report.  

 
Contaminated Land 
 
A phase 1 Geotechnical and Geo-Environmental Site Investigation report has been 
submitted, which identifies the need for a Phase 2 site investigation.  A Phase 2 
site investigation report has been submitted, which provides details of proposed 
remediation measures to be carried out.  These include the installation of a 
capping layer to soft landscaped areas.  An Implementation Plan was subsequently 
submitted, which the Environmental Protection Service has confirmed, as being 
satisfactory. 
 
Conditions will be imposed to secure appropriate measures are carried out in the 
event that any unsuspected contamination is encountered during the construction 
phase.  
 
Access Issues 
 
UDP Policy H7 encourages the provision of a proportion of mobility housing in all 
new or refurbished housing.  However, as these standards are not part of an up to 
date local policy they have been superseded by the recently introduced Technical 
Housing Standards (2015), which effectively removes the requirement for mobility 
housing in Sheffield at this time.   
 
Section 106 Agreement 
 
The developer has been required to enter into a Section 111 agreement as the 
land is not within their ownership but is still within Council ownership.  Upon the 
transfer of land to the developer a Section 106 agreement will need to be 
completed.  This is secured by condition. 
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CIL 
 
The scheme will be liable for a contribution under the Community Infrastructure 
Levy, which was introduced 15th July 2015.  The site lies within CIL Charging Zone 
3 where the CIL charge is £30.00 per square metre for residential development. 
 
SUMMARY AND RECOMMENDATION 
 
The proposed development is acceptable in policy terms and will secure the 
regeneration of a relatively under-used open space area, with low cost housing.  
The site is in a sustainable location, being served by public transport and local 
amenities available within the immediate vicinity.  
 
The design of the housing, whilst not inspiring or good design, representing typical 
suburban house types, it does address the Cradock Road frontage, being the 
principle street frontage and generally responds to the local character.  The access 
and parking arrangements are considered to be satisfactory (other than the 
driveway surfacing) and the scheme will provide good pedestrian connectivity 
through the site, to adjacent highways. 
 
The boundary treatment is considered to be fairly low quality which is a negative 
aspect of the scheme.  However, this is not so significant as to justify a refusal of 
planning permission.  
 
The proposal will provide satisfactory living conditions for future residents, with 
each property being served with rear gardens and in-curtilage parking.  Occupiers 
of existing adjacent properties will not be adversely affected by the proposed 
development.  
 
For the reasons set out above, the proposed development is considered 
acceptable and therefore recommended for approval subject to the completion of a 
S111 agreement (and subsequently a S106 Agreement). 
 
HEADS OF TERMS 
 
The developer shall make a financial contribution of £100,000 towards the 
provision or enhancement of the tennis project at Hollinsend Park within the vicinity 
of the site. 
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