Planning Application 20/01301/OUT.  Change of use of existing buildings to be retained; altered vehicular access from Loxley Road; and secondary public transport access from Rowell Lane. Provision of residential led mixed use development to deliver 300 homes; site remediation; green infrastructure; landscaping and associated infrastructure.
This response is from the Rivelin Valley Conservation Group (R.V.C.G.) and its 500 Members. It is not intended to comment in detail on the large number of documents submitted with this Application. The Application is in Outline and if approved the majority of matters in the supporting documents would not be binding on those who would develop the Site. R.V.C.G. is of the opinion, based on other applications for large scale housing developments that even if comprehensive conditions are attached to such developments they are often challenged, varied and in many cases not implemented as set out in the final decision notice.  It is noted that the key Plans submitted as part of the Application are those showing the red line boundary of the Site; the access and internal roads; and the hard standing areas (pre-development and woodland areas). The Plan showing the Master Plan for the Site, including the illustrative housing layout would not be binding on any developers. 

The key issues of principle which R.V.C.G. considers should determine the decision on the Application are:

The Policies in the National Planning Policy Framework and Statutory Local Planning Policies and any very special circumstances which would warrant departing from these policies.
Sustainability of the Development, including Transport and Environmental issues.
Prematurity of the Application in light of the Emerging Sheffield Local Plan.
National Planning Policy Framework
The Policy Framework is a material consideration in the determination of this Application. The proposed development would breach two of the five purposes of including land in the Green Belt: to assist in safeguarding the countryside from encroachment and to assist in urban regeneration by encouraging the recycling of derelict land,

The development would also be contrary to ensuring consistency with the Local Plan Strategy for meeting identified requirements for sustainable development

With regard to inappropriate development in the Green Belt and the development of previously developed land, it is contended that the development proposed on this Site would have a greater impact on the openness of the Green Belt and the purpose of including land within it than the existing development.
Under housing policies housing applications should be considered in the context of a presumption in favour of sustainable development. This Site cannot be regarded as sustainable for housing development as is demonstrated below.

Sheffield Council Statutory Planning Policies.

The Statutory Development Plan for Sheffield comprises the Unitary Development Plan and the Sheffield Development Framework Core Strategy. The Application must be determined in accordance with the statutory Development Plan and any material considerations
Under U.D.P. Policy GE 2 development is not permitted in the Green Belt except in very special circumstances and Policy GE 3 precludes new building in the Green Belt except for a limited number of categories. The proposed development would not be permitted under this Policy. No major developed Sites are identified in this Policy and it was indicated that such Sites would be considered in a Review of the UDP Sites. No major developed Sites in the Green Belt have so far been specified in any review of the UDP Policies, including the Core Strategy (see below)
Under Policy GE 8 protection of the landscape in Areas of High Landscape value will be the overriding consideration and development permitted in these areas or land conspicuous from these areas or the Peak District National Park must protect or wherever appropriate enhance the appearance and character of these areas or the Peak District National Park. It is contended that the proposed development fails to meet the requirements of this Policy. 
The development would also be precluded under Policy GE 9 the reuse and adaptation of rural buildings in the Green Belt.
The only other statutory element of a Review of the UDP is the Sheffield Development Framework – Core Strategy. This does not provide for the development of major developed Sites in the Green Belt. In accordance with Policies CS 23 and CS 24 the development of this Site for housing would be precluded as it is in an unsustainable location (see below) and because it breaches Green Belt policies.
Sustainability, including Transport and the Environment

Sustainability is at the heart of Sheffield Council’s Policies for the City as set out in its policies, including its Clean Air Policy, Green City Strategy and Climate Emergency Declaration. Sustainable development also plays a central role in the future land use and development planning of the City. This is shown by the extent and wide ranging nature of the sustainability appraisal of the Sheffield Local Plan as set out in the Council’s Draft Sustainability Appraisal and Environmental Scoping Report. The Appraisal covers an assessment of the sustainability of the five City-Wide Options for Growth. The process of deciding which Options or combinations of Options will form the basis for the final Plan is extremely comprehensive. It involves a wide range of issues such as transport, access to services such as health and education and many facilities including shops. Also, environmental impacts, including impact on nature conservation, important woodland and on the local wider character and appearance of the landscape. 
It is important to stress that in the statutory UDP most of the Loxley Valley, including the Application Site, is an Area of High Landscape Value and  the Site is within an Area of Special Character. Also, much of the Valley, neighbouring the River Loxley, including part of the Application Site is designated an Area of Natural History interest. Allowing the development of at least 300 houses in this rural Green Belt location close to the Peak District National Park, before a full Citywide sustainability and environmental appraisal of the range and location of future Options for housing development has been carried out, would be fundamentally prejudicial to the final Local Plan.

It is not intended to examine in detail all the specific sustainability implications of this Application but there is no doubt that some of the effects would be clearly unsustainable. These include access to services and facilities which would inevitably mean travelling several miles from the Site to the urban Area, predominantly by car, eventually reaching the highly congested road network in the Malin Bridge and Hillsborough areas. R.V.C.G. would strongly disagree with the findings of the traffic appraisal undertaken for the Applicants that “the traffic generated by the proposed development would not have a material impact on the local highway network including the Malin Bridge Gyratory”. Furthermore the modelling which assumes one hour peak traffic flows does not reflect the significantly longer peak periods of traffic in this Area. This adds to traffic congestion and delay in the Area. It is also contended that people living on this Site would depend more than in urban situations on the use of private cars. This is likely to mean on average a larger number of cars per household on the Site and a larger number of journeys by car for work, school and other trips. Despite the proposed provision of public transport as part of the Scheme it is highly unlikely that any bus company would run frequent services to and from this Site in a way that would persuade people to forgo use of their cars.
The proposed development would put increased pressure on community services and facilities in the nearest urban areas. This all comes at a time when the longer term impact of Covid 19 on everyday life is not yet understood. There would also be an adverse impact on the local landscape and rural character, informal recreation and natural history interest, including both flora and fauna in the Area. In this respect the woodland adjacent to the proposed development area, which includes an area of ancient woodland, is of particular importance for wildlife and the potential improvements for the local flora and fauna should not be underestimated and would be largely precluded by this development. A popular public right of way comes down through the Wood to the River and there is potential to improve this through the derelict industrial Site. Urbanising this Area would ruin this potential.
Although one of the main justifications put forward for the proposed housing development is to remove derelict buildings and other eyesores from the Site, it must be remembered that the previous use was established because it needed to be in that location. There is no imperative for housing development to be located on this Site, and the Strategy for future housing development in the City is highly unlikely to include an unsustainable Green Belt Site, separated by open country from the main urban area where employment services and facilities such as shops are located.

Finally, Although R.V.C.G. opposes this Application; the Group would support a proposal which would result in the removal of the derelict land and buildings but not have the very large adverse impact on the Loxley Valley and beyond, which would result from the proposed development. A small scale development of business and appropriate industrial units would be appropriate, provided it is in keeping with the rural setting and attractive landscape of the Loxley Valley. 
Prematurity of the Application in light of the emerging statutory Sheffield Local Plan.
In 2015 the Council published the Sheffield Plan City wide Options for Growth to 2034. This Plan will in due course incorporate the Review of the Sheffield Green Belt. The public consultation on this Document took place in 2016 and the results of this Consultation and the Council’s draft Plan are awaited. A very wide range of issues were raised and questions asked about the future land use and development in the City. These included both the amount of development, and also the strategic locations of housing and other types of development. Five Options for Growth were set out including Option E the release of Green Belt land for development and whether the redevelopment of existing previously developed (brownfield) sites within the Green Belt should be redeveloped for housing. Specific locations were not identified though coincidentally the Option for such redeveloped Sites in the Green Belt states that “typically developments would have a capacity of 300 homes” It would seem that this statement stems from an URBED Report prepared for the City Council and URBED has also been commissioned by the Applicants for the Hepworth Site and the Application proposes 300 dwellings for this Site.
R.V.C.G. contends that in the context of the emerging Local Plan and the fundamental strategic decisions which have yet to be taken about the Green Belt and future housing development in the City, permission for this large Green Belt Site for housing would be harmful to the Local Plan preparation process. It would prejudice the proper consideration of the strategic location of development and specifically more favourably located sites for housing development.

 Planning policies require local planning authorities to ensure they have a five years supply of deliverable housing sites. A Strategic Housing Land Availability Study was published by the Council in 2015 which included a thorough appraisal of all currently available housing sites in the City plus potential future sites. There were provisions for updates. Without having current information on the updated situation it is difficult to know for certain whether Sheffield currently has a five year supply. However, in the past the City has-been able to meet this requirement without having to release Green Belt sites. Even if it has fallen short by a small amount this is not an argument for releasing Green Belt sites in advance of the current review of the Green Belt and contrary to national and local planning policies. 
Conclusion

R.V.C.G. objects to this Application for the reasons set out above and summarised below:

1. It breaches the National Planning Policy Framework and Sheffield’s statutory development plan policies, particularly in respect of development in the Green Belt, Area of High Landscape Value and Area of Special Character, as well as impact on the neighbouring Peak District National Park. In addition very special circumstances in respect of an immediate and urgent need to remove dereliction from the Site or to release the land for housing have not been demonstrated.
2. The Application Site is in an unsustainable location because:

a) Of its transport and travel impacts, particularly in respect of car use for work and other travel needs and the inevitable increase in traffic congestion and pollution in the Malin Bridge and Hillsborough Areas. 

b) The impact on existing services and facilities which would not be provided in a development of this size e.g. adequate bus services,  school, medical and other community-based facilities and shops,

c) The adverse impact on the environment and informal rural recreation, including nature conservation, and the attractive and important rural character of the local and wider landscape of the Loxley Valley.
3. The release of the Site for housing development would be premature and prejudicial to the preparation of the Sheffield Local Plan and in particular to the proper consideration of the options for strategic locations and amounts of development as set out in the Council’s “Sheffield  Plan Citywide  Options for Growth to 2034” Also the Council’s draft Sustainability Appraisal and Environmental Scoping Report and the Citywide Options Report require all the strategic Options for Growth to be tested against the set down criteria in the Scoping Report. This is vital to enable the preferred Option or parts of Options to be selected in a comprehensive way.
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